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GENERAL INFORMATION 
 

 

 
General Property Photos 

 

      
 

 

 

      
 

 

 

 

Structural Details:  

Number of Floors: 3 

Style: Hotel 

Orientation: North 

Construction Type: Wood Frame 

Approx. Year Built 1996 

 

People Present at Inspection: Property Manager & Property Maintenance Person 

Weather Conditions: Overcast and in the 30ôs 

 

 

Front View Rear View 

East View West View 
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EXECUTIVE SUMMARY 
 

 
The property was found to be in satisfactory condition for the most part, with the exception of 

the siding and a section of the roof. Overall, there was wear and tear typical of a 10-year old 

hotel building.  

 

The landscaping, grounds and parking areas were found to be in acceptable condition. 

 

The structure (foundation, walls, floors and roof trusses) are is acceptable condition. 

 

The siding requires extensive repair, as noted in greater detail in the body of the report.  

 

The roof was generally in serviceable condition, except the section above the pool and lobby, 

which was poorly installed. That section of roof and associated components require repair as 

detailed in the body of the report.  

 

The electrical system was generally found to be in good repair. The defective GFCI electrical 

outlets in rooms 122, 300, 306, 330 and 334 need to be repaired immediately for safety reasons.  

 

The plumbing system was generally found to be in satisfactory condition. There is one 100gallon 

water heater in the laundry room that is leaking and should be replaced. 

 

The air-conditioning and heating system were functional but require cleaning and servicing. The 

through-wall heating/air-condition units in the guest rooms have dirty filters. The inside of the 

units should be cleaned and the filters changed. The pool and spa heater exhaust flue pipes above 

the flat roof are rusted through and should be replaced. The air-conditioning condensing coil at 

the front of the building is filled with dryer lint and should be cleaned.  

 

The interior of the building was found to be in satisfactory condition, for the most part. However, 

the majority of the window screens in the guest rooms are damaged in some way. You may wish 

to have them repaired or replaced. There is a water stain/mold on the bathroom ceiling in room 

#209. Recommend repairing the bathtub leak in the unit above this bathroom and then replace 

the damaged ceiling materials in room #209.  

 

The elevator appears to be in satisfactory condition, for the most part. However, the automatic 

reverse sensors on the elevator door do not appear to be functioning.  

Please note: The executive summary provides a preview of the components or conditions that 

need service or a second opinion, but it is not definitive. Therefore, it is essential that you read 

the full report. Where recommended, service is essential because a specialty contractor could 

identify further defects or recommend some upgrades that could affect your evaluation of the 

property. ALL WORK MUST BE PERFORMED BY QUALIFIED LICENSED 

CONTRACTORS AND A RECEIPT OF WORK PERFORMED SHOULD BE PROVIDED.  
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Scope of the PCA 
 

 
 

As per the request of Sample Client, a visual inspection was performed of the property. Our 

inspection was limited to identifying the existing conditions of the following readily visible 

building components: 

  

Structure Electrical System 

Heating System Air -Conditioning System 

Plumbing System Roofing System 

Ventilation System Exterior Components 

 Interior Components Insulation 

 Roofing System  

 

This assessment meets or exceeds the ASTM standards for Property Condition Assessments. 

This report provides recommendations and priorities for:  

 

 remedying major deficiencies,  

 updating aging major components, and  

 undertaking further detailed investigations.  

 

The recommendations are for remedial actions that are considered to be beyond the normal 

maintenance of the building. 

  

This report is intended for the exclusive use of our client. Use of the information contained 

within the report by any other party is not intended and, therefore, we accept no responsibility for 

such use. 

  

INSPECTION AUTHORIZATION AND SCOPE  

This report is a professional opinion, based on the accessible features of the building. We 

evaluated the current physical condition; we did not perform a design analysis. We visually 

reviewed the performance, looking for evidence of distress. It should be understood that there are 

limitations to such an inspection. Throughout any inspection, conclusions are often drawn which 

cannot be confirmed by direct observation. Therefore, it should be understood that we can reduce 

the number of unforeseen repairs; however, we cannot eliminate them. Consequently, no 

guarantee or warranty can be offered or implied. Only the items specifically addressed in this 

report were examined. No comment is offered on fire protection equipment or on fire regulation, 

building code and building bylaw compliance, or environmental concerns.  

 

BUILDING DESCRIPTION  

The subject property consists of a single three-story building being operated as a hotel. The 

building has 76 guest rooms, one indoor swimming pool and one elevator. The building was 

constructed approximately in 1996.  
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1.0 Site & Grounds  

 
 

General Topography & Grading 
 Informational 

1.1. The building is situated on a flat level pad, which would typically not require a geological 

evaluation. 

 
Exterior Elevation 

 Needs Service 
1.2. In several areas, the soil to siding clearance is below the minimum requirement. This is a 

conducive condition to wood destroying organisms.  Soil to siding clearance should be a 

min. of 6 inches.  
 

  
 

 
 
 
 

Parking Facilities 
 Informational 
1.3. Based on occupancy status, the current parking space should be adequate for this size 

building.  

 
1.4. The parking surfaces have been evaluated and found to be in acceptable condition. The 

maintenance manager has stated that the parking surface was re-sealed in 2004.  

 
Exterior Lights  
 Informational 
1.5. The exterior lights are functional and in acceptable condition.  

 
Landscaping and Vegetation 
 Informational 

1.6. Landscaping is an important feature of a commercial building, and the cost of 

Soil is too close to the siding 
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maintenance and improvements should be included in the operating budget.  

 

Automatic Sprinkler Irrigation  

 Informational 

1.7. We did not evaluate the automatic sprinkler systems, because the system has been 

winterized and most of the components are buried or sealed, and because testing them could 

entail altering or overriding an existing program. Therefore, you should ask the sellers to 

demonstrate them and to indicate any seasonal changes that they may make in the program. 
 

Concrete Walkways 
 Informational 

1.8. The walkways and patio are in acceptable condition. 
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2.0 Structural 
 

 
Foundation Type 
  

Slab on-grade 
 Informational 

2.1. This building has a slab foundation. Such foundations vary considerably, from older ones 

that have no moisture barrier under them and no reinforcing steel within them to newer ones 

that have both. Our inspection of slab foundations conforms to ASTM standards. We check 

the visible portion of the stem walls on the outside for any significant cracks or structural 

deformation, but we do not move furniture or lift carpeting and padding to look for cracks or 

moisture penetration, and we do not use any of the specialized devices that are used to 

establish relative elevations and confirm differential movement. Significantly, many slabs 

are built or move out of level, but the average person may not become aware of this until 

there is a difference of more than one inch in twenty feet, which most authorities regard as 

being tolerable.  
 

Many slabs are found to contain cracks when the carpet and padding are removed, including 

some that contour the edge and can be quite wide. They typically result from shrinkage and 

usually have little structural significance. However, there is no absolute standard for 

evaluating cracks, and those that are less than 1/4" and which exhibit no significant vertical 

or horizontal displacement are generally not regarded as being significant. Although they 

typically do result from common shrinkage, they can also be caused by a deficient mixture 

of concrete, deterioration through time, seismic activity, adverse soil conditions, and poor 

drainage, and if they are not sealed they can allow moisture to enter a residence, and 

particularly if the residence is surcharged by a hill or even a slope, or if downspouts 

discharge adjacent to the slab. However, in the absence of any major defects, we may not 

recommend that you consult with a foundation contractor, a structural engineer, or a 

geologist, but this should not deter you from seeking the opinion of any such expert, and we 

would be happy to refer one.  

 
General Condition 
 Informational 

2.2. We evaluated the exterior of the slab foundation by examining the stem walls that project 

above the footing at the base of the structure walls and found the concrete slab foundation 

has no visible or significant abnormalities. 
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3.0 Building Envelope 
 

 

Exterior Cladding  

 
General Comments 
 Informational 

3.1. It is important to maintain a building, including painting or sealing the building 

walls, which provides the only barrier against deterioration. Unsealed cracks around 

windows, doors, and thresholds can permit moisture intrusion, which is the principle cause of 

the deterioration of any surface. Unfortunately, the evidence of such intrusion may only be 

obvious when it is raining. We have discovered leaking windows and doors while it was 

raining that may not have been apparent otherwise, and too often damage progresses to a 

point at which a window or door must be replaced. Such occurrences are not uncommon, and 

demonstrate why the cost of renovating a neglected property will always exceed that of 

having maintained it.  

 

Composite Siding 
 Needs Service 

3.2. The original installation of the exterior siding was substandard. There are many deficiencies 

with the exterior siding, which are all repairable. The issues with the siding are as follows: 
 

3.2.1 Due to improper fastening, many pieces of siding are buckling and pulling 

away from the building. 

 
3.2.2 Most of the nails that were used to fasten the siding were driven too deep, 

which breaks the surface of the siding and allows water to contact the 

unprotected interior of the siding, which cases decay. 
 

3.2.3 There are several pieces of trim boards that are swollen, which indicates 

water has saturated the trim and is causing the material to deteriorate. 

 
3.2.4 There are several areas where the siding was cut too short to reach the corner 

boards. The resulting large gaps were filled with caulking. 
 

3.2.5 The siding and trim boards on the parapet walls above the flat roof are 

decayed and requires replacement. 
 

3.2.6 There are large gaps between the siding and brick walls that should be sealed 

to prevent water damage to the wall materials. 
 

3.2.7 There is no metal flashing installed above any of the windows or wall heater 

penetrations and the caulking in these areas is cracking. This has left gaps 

around the windows for water to penetrate the wall materials. 
 

Recommend re-securing or replacing the buckled pieces of siding, installing metal flashing 

above the windows and wall heaters, replacing the siding that are too short to reach the 

corner boards, replacing the siding on the parapet walls, and replacing all swollen corner 
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boards. In addition, all the nailheads that penetrate the siding and all gaps around the 

windows and where the brick meets the siding should be caulked. After these repairs are 

completed, the exterior of the building should be re-painted.  
  

 Note: I believe the siding is Truwood Cottage lap siding, which can still be purchased to 

replace the damaged siding. You can view the website for this product at 

www.collinswood.com  
 

       
 

 

 

 

       
 

 

 

       
 

 

Decayed siding Siding on the parapet walls needs to be 

replaced 

No flashing above the windows Siding was cut too short (poor installation) 

Buckled Siding Buckled Siding 


