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Website: www.pacificwestbuildingconsultants.ca · E-mail: inspector@pacificwestbuildingconsultants.ca

Report #: 5587-2019 

September 1st, 2018

Clients Name

Clients Address

Attention: Mr Client

At your request, a visual inspection of the above referenced property was conducted on September 1st, 2018.
This inspection report reflects the visual conditions of the property at the time of the inspection only.  Hidden or
concealed defects cannot be included in this report.  

Executive Summary

This is a Property Condition Report "PCR" using the ASTM E2018-15 as a standard guideline to describe the
condition of building or buildings for the property inspected. This process involves observation of the property
by a person or entity. It can include interviews of sources, and reviews of available documentation for the
purpose of developing an opinion and preparing a PCR of a commercial real estate’s current physical condition.
At the option of the user, a PCR may include a higher level of inquiry and due diligence than the baseline scope
described within this guide or, at the user’s option, it may include a lower level of inquiry or due diligence than
the baseline scope described in this guide. If there are such deviations from this guides scope it should be
disclosed here on this page. A PCR is a written report, prepared in accordance with the recommendations
contained in this guide, that outlines the consultant’s observations, opinions as to the subject property’s
condition, and opinions of probable costs to remedy any material physical deficiencies observed.

In defining good commercial and customary practice for conducting a baseline Property Condition Assessment
"PCA", the goal is to identify and communicate physical deficiencies to a user. The term physical deficiencies
means the presence of conspicuous defects or material deferred maintenance of a subject property’s material
systems, components, or equipment as observed during the field observers walk-through survey. This definition
specifically excludes deficiencies that may be remedied with routine maintenance, miscellaneous minor repairs,
normal operating maintenance, etc., and excludes de minimis (minimal things) conditions that generally do not
present material physical deficiencies of the subject property. A walk-through survey, conducted during the field
observers site visit of the subject property, that consists of non-intrusive visual observations, survey of readily
accessible, easily visible components and systems of the subject property. 
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Concealed physical deficiencies are excluded. It is the intent of this guide that such a survey should not be
considered technically exhaustive. It excludes the operation of equipment by the field observer and is to be
conducted without the aid of special protective clothing, exploratory probing, removal of materials, testing, or
the use of equipment, such as scaffolding, metering/testing equipment, or devices of any kind, etc. It is literally
the field observers visual observations while walking through the subject property.
The purpose of the PCR is to observe and report, to the extent feasible pursuant to the processes prescribed
herein, on the physical condition of the subject property.

Deviations from the Guide 

There are none.

Recommendations

It is recommended that the user of this report review both summaries and the entire report. The complete report
may include additional information of concern. This property and subsequent buildings has been inspected by
Dave Brice of Pacific West Home Inspections Inc. 

This report was prepared for the exclusive use of  the Client and may not be used or otherwise relied
upon by any third person without my written consent Dave Brice. I accept no liability to any third person
whatsoever. The intellectual material amassed from the Inspections is the property of “Dave Brice” the
inspector.
Unauthorized users are advised that this inspection report is not a standalone documentation of the
material amassed or communicated to the client. This report presentation, without the Engagement
Contract, the Standards of Inspection and the walk though discussion of the finding, should not solely be
relied upon.

Inspection Authorization & Scope:

As per the request of Mr Client and in accordance with our Proposal dated August 15th, 2018 a visual
inspection was performed to identify the existing conditions of the following building components:

* Structure                    
* Electrical Systems
* Heating System          
* Air Conditioning System
* Plumbing System       
* Roofing System
* Ventilation System
* Exterior Components
* Insulation                     
* Interior Components

A Phase 1 Environmental Site Assessment was not untaken as part of this Preliminary audit.
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The assessment will meet or exceed the ASTM Standard E2018-15 for Property Condition Assessments, unless
indicated otherwise. The report will be a professional opinion, based on the accessible, visible components and
systems of the building. We evaluate the current physical condition; we do not perform a design analysis. We
visually review the performance, looking for evidence of distress. It should be understood that there are
limitations to such an inspection. Throughout any inspection, inferences 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.

The assessment does not include the operation of equipment.

The report will identify deficiencies based on a sampling inspection technique. 

The report may point out areas requiring improvement. It will not provide specifications or methods for
performing the work. In some cases, a more detailed study is needed to decide what action, if any, is
appropriate. 

All field work and report writing is performed by inspectors who specialize in the area of building inspections.

The intent of the visual roof and/or parking garage inspections is to give a general classification of the condition
and to recommend whether or not a more detailed inspection should be undertaken.

This report is considered to be preliminary in nature. Before any major repairs are undertaken, we recommend
that a specialist perform a detailed condition survey and develop a place of action.

Access was gained to all areas of the building that are known at the time of the inspection. 

Only the items specifically addressed in this report were examined. No comment is offered on building code and
building bylaw compliance. 

Costs for Additional Study

For some physical deficiencies, determining the appropriate suggested remedy or scope may warrant further
study/research or design, testing, exploratory probing, and exploration of various repair schemes, or a
combination thereof, all of which are outside the scope of this guide. In these instances, the opinions of probable
costs for additional study should be provided.

Opinions of Probable Costs Contingent on Further Discovery

The consultant is not required to provide opinions of probable costs to remedy physical deficiencies, which may
require the opinions of specialty consultants or the results of testing, exploratory probing, or further research to
determine the cause of the physical deficiency. 
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Report Limitations 

This report is intended only as a general guide to help the client make their own evaluation of the overall
condition of the commercial building and is not intended to reflect the value of the premises, nor make any
representation as to the advisability of purchase. The report expresses the personal opinions of the inspector,
based upon his visual impressions of the conditions that existed at the time of the inspection only. The
inspection and report are not intended to be technically exhaustive, or to imply that every component was
inspected, or that every possible defect was discovered. No disassembly of equipment, opening of walls, moving
of furniture, appliances or stored items, building materials, or excavation was performed.  All components and
conditions which by the nature of their location are concealed, camouflaged or difficult to inspect are excluded
from the report and many areas within the buildings and at the exterior where present.
Systems and conditions which are not within the scope of the commercial inspection include, but are not limited
to: formaldehyde, lead paint, asbestos, toxic or flammable materials, and other environmental hazards; pest
infestation, playground equipment, efficiency measurement of insulation or heating and cooling equipment,
internal or underground drainage or plumbing, any systems which are shut down or otherwise secured; water
wells (water quality and quantity) zoning ordinances; intercoms; security systems; heat sensors; cosmetics or
building code conformity.  Any general comments about these systems and conditions are informational only
and do not represent an inspection.

The inspection report should not be construed as a compliance inspection of any governmental or non
governmental codes or regulations. The report is not intended to be a warranty or guarantee of the present or
future adequacy or performance of the structure, its systems, or their component parts. This report does not
constitute any express or implied warranty of merchantability or fitness for use regarding the condition of the
property and it should not be relied upon as such.  Any opinions expressed regarding adequacy, capacity, or
expected life of components are general estimates based on information about similar components and
occasional wide variations are to be expected between such estimates and actual experience.

The  inspector has no interest, present or contemplated, in this property or its improvement and no involvement
with trades people or benefits derived from any sales or improvements. To the best of our knowledge and belief,
all statements and information in this report are true and correct.

TECHNICALLY EXHAUSTIVE INSPECTION: An inspection is technically exhaustive when it involves the
extensive use of measurements, instruments, testing, calculation and other means to develop scientific or
engineering findings, conclusions and recommendations. The inspection you have ordered is not a technically
exhaustive inspection. 

Report Terminology 

APPEARS SERVICEABLE OR SATISFACTORY CONDITION:  An item, system or area that based on our visual
observation of the accessible areas look like it was properly installed and is in a condition capable of being used without
needed immediate repairs. There are often several steps involved in the proper installation of components or systems that
can not be determined by a visual inspection.

DAMAGED: An item, system or area that is typically beyond repair and must be replaced.

DETERIORATED: An item, system or area that has reached the end of its useful life, or sometimes prematurely due to
improper installation and/or maintenance. It may be possible to repair the item at this stage to maximize its service life. 
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REPAIR OR REPLACE: An item, system or area that is damaged or deteriorated. While some items can be repaired, it
may be more cost effective to replace with a newer modern or safer item or system. 

COSMETIC: An item, system or area that has minor surface wear caused by general aging or abuse. 
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Building Report Summery

1.0. Day Conditions 

1.1. Weather: Cloudy with periods of light rain.
1.2. Temperature: 3 degree's C average.
1.3. Soil Conditions: Wet.

2.0. Building Characteristics 

2.1. For The Purpose Of This Report The Front Faces: South towards Seymour Street.
2.2. Approximate Date of Construction: Appears to have been constructed sometime in the mid 1970's.
2.3. Building Type: Commercial business.
2.4. Number Of Story's: Two
2.5. Approximate Size Of Building: 27,000 sq. ft.
2.6. Lot Size: N/A
2.7. Topography Of Property: Flat. 
2.8. Legal Description: N/A. 
2.9. Current Zoning: CBD (Central Business District).
2.10. Space Below Grade: Underground parking.
2.11. Water Utility Services: City supplied.
2.12. Sewage Disposal: City supplied.
2.13. Storm Drainage: City supplied.
2.14. Utility: All utilities are on.

Building Profile
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3.0. Other Information

3.1. Name Of Client: Mr Client. 
3.2. Client Relationship To This Property: None, purchaser.
3.3. Purpose Of The Report: Property condition assessment of the building, interior and exterior current

conditions.
3.4. Date Of Site Visit: Friday, September 1st, 2018. 
3.5. General Property Description: Building is located along Seymour Street were the main entry is located.    

The north side of the building backs onto a open ally way which provides access to the underground and      
open parking stalls. At the west side of the building is another commercial building that is constructed         
within a few inches of the property and building itself. Located at the east side is a older residential building
of which appear to be re-zoned for commercial use. Between the buildings is a public walkway for access    
with ownership unknown. Main floor consists of four business's, public and employee rest rooms, and the
communications room. Access to the second floor is from the south entry lobby public stairs were there are
two additional business each taking half of the floor space, public and employee rest rooms, and a main
exterior open exterior gallery deck located at the south. North side of the building has stair access to all
levels of the building as means of egress, access to the underground parking, electrical facilities, janitorial   
room, main mechanical heating/cooling units and roof access.

3.6. Architect: Unknown.
3.7. Primary Contractor: Unknown.
3.8. Area: Subject building is a leased income producing property within the downtown area of Kamloops.
3.9. Document Review: A request was made to review available building plans, maintenance records,                

warranties and equipment lists. No documents were available for review.
3.10. Overall Condition: Appears to be in fair condition for age of the building.
3.11. Overall Level Of Maintenance & Upkeep: Appears to be fairly maintained for the age of the building.
3.12. Standard Of Assessment Survey: This report meets ASTM Standard E2018-15, with these exceptions:

- A Building Code and Fire Code violation inquiry was not undertaken.
- Fire and life safety systems were not reviewed.

3.13. Building Occupied: The main floor of the building is fully occupied with the following tenants.
- 101 Kamloops & District Real Estate Board.
- 102 Gibraltor Law Group.
- 103 Corrigan Financial Group.
- 104 Thompson Rivers Wellness Centre.
The second floor of the building is estimated to be 70% occupied with the following tenants.
- 201 Dental Group.
- 202 Dr Randell Patch Inc and Gibraltor Law Group.

3.14. Client Present: Yes.
3.15. People Present: The following persons were present at various times of the inspection.

- Client.
- Clients friends and collogues.
- Appraiser.
- Building owners maintenance manager.
- Clients contractor.
- Building owner.
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3.16. Building Maintenance: Certified building inspectors play a vital role in a building owners regular             
building maintenance plan by performing routine building maintenance inspection checks. This should be
incorporated into your regular maintenance program for your building on a yearly basis. A yearly
inspection of the building with a full report provided to you can provide valuable information about the
building on its on-going maintenance and upkeep and prevent any unnecessary higher costs of repairs. My
company can provide you with these valuable yearly maintenance inspection reports so that you are aware
about the constant changing conditions of your building so that they can be taken care of at a lower cost
before they become a bigger issue at a larger cost.

3.17. Next Building Maintenance Check-Up Recommendation Date: September 2019.

4.0. Perspective Summery 

The systems and components of the building will be compared to the systems of other "peer" properties.
Naturally, this is somewhat a subjective judgment based  on the experience of the inspector. There are five such
possibilities that summarizes the overall condition of the various buildings systems in comparison of its peers
which are one of the following:
1. Significantly above average for properties in that peer group. 
2. Somewhat above average for properties in that peer group.
3. Average or typical for properties in that peer group. 
4. Somewhat below average for properties in that peer group.
5. Significantly below average for properties in that peer group.  
6. Unknown - not able to view/observe to formulate any type of an opinion of possible conditional issues, if any.

Overall Conditions

4.1. Structure: Average or typical for properties in that peer group. 

4.2. Exterior: Average or typical for properties in that peer group. 

4.3. Interior: Average or typical for properties in that peer group. 

4.4. Foundation: Average or typical for properties in that peer group. 

4.5. Roofs: Somewhat below average for properties in that peer group.

4.6. Attics & Truss System: Not Applicable. 

4.7. Plumbing: Average or typical for properties in that peer group. 

4.8. HVAC (Heating - Ventilation - Air Conditioning): Average or typical for properties in that peer group. 

4.9. Electrical: Average or typical for properties in that peer group. 

4.10. Fire Protection: Average or typical for properties in that peer group. 

4.11. Data Systems: Average or typical for properties in that peer group. 
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4.12. Landscaping - Exterior Lighting- Roadway Access - Parking: Average or typical for properties in that  
peer group. 

4.13. Signage - Paving & Curbing - Catch Basins: Average or typical for properties in that peer group. 

4.14. Sidewalks - Stairs & Hand/Guard Railings - Decks & Patios: Average or typical for properties in that   
peer group. 

4.15. Breezeways - Retaining Walls - Service Docks: Average or typical for properties in that peer group. 

4.16. Handicap - Wheelchair Access: Significantly below average for properties in that peer group.  

5.0. Safety Issues And Concerns

There appears to be a few minor safety hazards observed (unless more hidden from view or not know of), that
could possibly pose a threat to employees occupying the building at this time or to the general public. Those
items which could pose a personal safety issue are listed and indicated within this report and should be
addressed and rectified immediately depending on priority of which are the following noted.

5.1. North side of building, interior stair well, landing area located between the second floor and roof top
mechanical room. The stair well landing is being used for storage of building materials. This area of the       
stairs must be clear at all times and therefore, removal of the building materials is needed.

5.2. Within the area of the underground parking, several various type of items are being stored in the open such
as vehicle tires, medical and non-medical equipment, electronic equipment, personal household items, etc.
Recommend the removal all items from within the underground parking areas as they pose a potential safety
and fire hazard.

5.3. Second floor, dental office, there is a small mechanical room where a hot water tank, built in vacuum unit
(not operational), working air compressors (for the dental office) and the electrical sub-panel is located.       
This room is also being used for storage of all sorts of items and therefore, access is nearly impossible. This
room needs to be cleaned of all storage items so that access to all mechanical systems within this room can  
be easily accessible specially in the case of an emergency.

Photos

Pacific West Building Inspections Inc                                                                                                                      Page 9



Outlined separately below are the present conditions of the building during the day of the inspection survey
which exhibit issues to the building. Be that structural or mechanical and being in nature to be serviceable,
cosmetic, deteriorated, damaged, and/or needing repairs/replacement. Those items and/or issues presented may
need to be either addressed presently, (some cases immediately, depending on the nature) as that item detailed
within the report is affecting the structure of the building in a way of further damage and/or deterioration of
structural building materials and/or mechanical components or systems of the building. 

Issues that may need to be addressed in the future, (usually within 1 to 6 months) are also items that may affect
the structure of the building in a way of possible damage and/or deterioration of structural building materials
and/or mechanical components or systems of the building.

6.0 Foundation 

6.1. Type: Vertical walls.
6.2. Material: Concrete. 

Observation & Discussion

6.3. Appears that the foundation of the building is poured in place concrete as viewed at areas within the interior
and exterior of the building. Where the foundation is exposed which is very well within the underground     
parking, the foundation appears serviceable. At the north exterior side of the building, a few areas of the      
foundation where exposed above the finished grade exhibit small vertical type hairline cracks of which        
where likely caused within the first few years of building settlement.

Photos

7.0. Structural Framing & Building Envelop

Styles & Materials

7.1. Building Framing Type: Masonry block and wood framing. 
7.2. Cladding / Siding Style: Exposed concrete block, wood and other composite materials.

Observation & Discussion

Overall, the structure of the building appears to be in a serviceable condition for its age with the following
exception viewed.
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7.3. North side of building, stair / building access structure. Noted at the east inside corner of the concrete block
structure that several of the blocks have cracked and that slight separation within the corner from the main
building is present. This is also viewed at the west side of the structure but to a lesser degree. Within the      
interior of the structure, the same conditions are viewed within the corners. It is unknown at this time when 
and how these cracks in the blocks and separation had occurred and reason to have developed. Recommend 
to further inquire with the current building owner as he may be able to provide some information. If not,      
further investigation should be undertaken by a structural specialist.

Photos

8.0. Basement - Crawl Space - Ground Floor

8.1. Basement: None. 
8.2. Crawl Space: None. 
8.3. Ground Floor: None.

Observation & Discussion

8.4. The building by design construction does not have a "typical" basement but has a open space underground   
parking garage with individual storage rooms. 

Out of Scope Issue
Entering of the Crawl Space or confined areas (however, the field observer should observe conditions to the extent easily visible from
the point of access to the crawl or confined space areas), determination of previous substructure flooding or water penetration unless
easily visible or if such information is provided. Due to finished building material coverings, furniture, storage material and many other
items, not able to view all areas of the basement and therefore, there could be the potential of hidden issues that are unknown.
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9.0. Exterior Fenestration System (i.e. Windows, Openings, Doors etc.)

9.1. Exterior Overlay: Stucco, wood and brick.
9.2. Windows: Metal frame with insulated glass.
9.3. Doors: Metal frame with insulated glass and metal frame insulated metal. 
9.4. Overhead Service Doors: N/A. 
9.5. Common Openings: N/A. 

Observation & Discussion

9.6. Exterior wall cladding is stucco overlay with some composite siding as viewed at the south side of the         
building  and wood siding material at the north side of the building. Other areas have no attached cladding   
(structural wall concrete blocks). In view, the following known conditions of the exterior wall cladding is    
observed. 

9.7. Stucco: Stucco material appears to be in serviceable condition. However, observed various types of slight   
openings in the stucco vertical joints (sealant material) of which is present at various locations.  

9.8. Wood Siding: Wood siding conditions appear serviceable overall. However, from the second floor up, the  
wood material exhibits slight material deterioration on the surface along with loose nail fasteners at various 
locations. 

9.9. Located at the north side of the building, east and west lower corners at the concrete foundation walls, there 
are metal air grills installed where there is an opening through the foundation of the wall. Purpose of the      
metal grills is for air ventilation for the underground parking garage. Noted that both the diamond saw cuts  
in the concrete were not sealed (concrete mortar), no flashing installed along the top side of the metal grill   
and no sealant applied around the perimeter of the grill opening. The forgoing recommendation will prevent
water intrusion into the concrete and potentially into the building parking garage area. 

9.10. At the south side of the building, appears that one of the windows vertical metal brackets has slid               
downward. Further investigation is needed by a building contactor and to also check all of the other            
windows of the building to assure that the metal brackets and seals are in good repairable condition. 

9.11. Concluding Recommendation: Recommend to obtain a professional contractor or specialist to undertake 
the necessary minor repairs, maintenance and upkeep where needed to the exterior cladding, trim and         
flashing components.  
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10.0 Common Areas & Interior 

Styles & Materials

10.1. Ceiling Materials: Gypsum board and fiber tiles.
10.2. Wall Materials: Gypsum board. 
10.3. Floor Materials: Carpet, vinyl, ceramic tiles and linoleum.

Observation & Discussion

10.4. Ceiling - Walls - Floors Conditions: Interior walls, ceilings and various floor finishing appear typical      
with the expected standard of wear and cosmetic conditions.

10.4.1. Water stains were noted at several locations. The location of staining and the suspended sources of        
moisture are as follows:

Location of Stain Suspected Source

1. Main floor hallway Water service pipe within ceiling

2. Second floor - east office Suspect from roof

3. Second floor - hallway Water service pipe within ceiling 

10.5. Hallway - Stairs - Lobbies - Vestibules Conditions: Hallways, stairs, and lobbies appear typical with      
the expected standard of wear and cosmetic conditions
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10.6. Public Restrooms: Public rest rooms are functional and in satisfactory condition.

10.7. Employee Restrooms: Employee rest rooms are functional and in satisfactory condition.

10.8. Kitchens - Eating Areas: Employee lunch rooms appear serviceable.

10.9. Elevators - Escalators - Lift Systems: There are no lift systems within the building. 

10.10. Janitorial room located at the bottom of the north stair well needs to be cleaned and tidy so that good        
access to mechanical systems and related systems can be provided. 

10.11. Second floor, Dental office, mechanical room needs to be cleaned and tidy so that good access to              
mechanical systems and related systems can be provided. 

10.12. Second floor, Dental and Law offices, several of the fiber ceiling tiles exhibit dry water stains at various  
locations. This has been caused from past water occurrences from heating/cooling units located between  
the open area behind the ceiling and roof deck and from various type of water / drainage pipes. 

10.13. Second floor, east Law offices, noted more then typical cosmetic wear to the floor materials, walls and     
ceilings and therefore, will likely require material replacement and repairs (slightly run down). 

10.14. Main floor, west Kamloops Real Estate Board offices, in the north room where the board room is located 
there appears to be a notable dip within the floor structure. That is, from the Wellness Clinic hallway to   
though into the east area of the board room and into the employee kitchen area. Reason for this dip within
the substructure of the floor is not known but may be a cosmetic design issue. To insure what the cause    
and/or issue, further investigation should be undertaken by a structural specialist.

Out of Scope Issue
Operating appliances or fixtures, determining or reporting STC (Sound Transmission Class) ratings, and flammability
issues/regulations. Due to finished building material coverings, furniture, storage material and many other items, not able to view all
areas of the basement and therefore, there could be the potential of hidden issues that are unknown..

Photos
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11.0 Roofs 

11.1. Roof Structure: Architecturally design. 
11.2. Roof Type: Flat. 
11.3. Roof Covering: Polymer - Modified Bitumen know as mod-bit.
11.4. Roof Access: Second floor interior stairwell. 
11.5. Viewed Roof Covering From: Walked on. 
11.6. Water Drainage Control: Present and intact. 

Observation & Discussion

11.7. There are a few areas on the surface that have low spots where water is collecting and therefore, as such,    
the surface of the roof material will deteriorate quickly. Typically, all surface rain water should drain from 
the roof surface within 48 hours. 

11.8. Craze cracks are viewed on the surface of the roofing material at all locations. This is typically caused        
from heat which has boiled light ends from the bitumen resulting in net shrinkage which manifests itself as
"crazed cracks" in the membrane surface. 

11.9. Membrane blistering (also known as "mole runs") is viewed at various locations throughout the roof     
surface of which is typically the result of from skips in mopping/torching, or moisture, trash etc trapped     
between plies during application. These membrane blisters are strained regions in the membrane which      
weather more quickly then the adjacent roofing and hence, are fragile and prone to puncture. 

11.10. Slippage of the mod-bit membrane and base flashing is viewed which is a function of the roof slope and  
bitumen stiffness (failure). 

11.11. At the southeast area of the roof where a section of the membrane is blistering (mole run), appears            
fasteners underneath the membrane are starting to uplift. 

11.12. At a few areas on the surface of the roof, when walked upon, a crunching like sound can be heard. Exact  
reason is not known. 

11.13. Cap flashing along the outer edge of the roof appear serviceable. 

11.14. Drain hole openings appear serviceable, keep clean of debris. 

11.15. Conclusion And Recommendation: In conclusion, based on the present conditional issues of the roof    
covering and related components, need to obtain a professional roofing specialist that has at least 20         
years of commercial roofing experience and knowledge, is a member of the BC Roofers Association and 
is a HAAG certified commercial roofing inspector to further investigate the conditions of the roof and      
undertaken the necessary repairs and/or replacement of the roofing membrane and/or underlay of the       
roof.    

Out of Scope Issue
Walking on pitched roofs, or any roof areas that appear to be unsafe, or roofs with no built-in access, or determining any roofing

design criteria.
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12.0. Attics - Truss System - Insulation

12.1. Attics: None. 
12.2. Access: N/A. 
12.3. Truss System: Engineered. 
12.4. Insulation Roof: N/A. 
12.5. Insulation Walls: Unknown. 
12.6. Insulation Floors: Unknown. 

Observation & Discussion

12.7. There are no attics designed and constructed, only service space between the backside of the ceilings and   
underside of the roof deck for mechanical systems and components of which can be accessible for service  
with the removal of the ceilings fiber board panels. 
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13.0. Plumbing 

13.1. Main Water Service Line: Main water service is located at the north area of the building stairwell.
13.2. Water Service Supply Shut Off Valve: Present and intact. 
13.3. Pressure Regulator Valve: Present and intact. 
13.4. Plumbing Water Pipes: Copper. 
13.5. Plumbing Waste Pipes: Cart iron, copper and ABS plastic. 
13.6. Hot Water Heater Tanks: Various hot water tanks are installed within the building of various size and     

service supply (electric)

Observation & Discussion

13.7. Water Service Pipes: Where exposed to view, appear to be in satisfactory serviceable condition. 

13.8. Waste Water Service Drain Pipes: Where exposed to view, appear to be in satisfactory serviceable          
condition. 

13.9. Hot Water Tank Heater Conditions: The following conditions of the hot water heater tanks are known.

Hot Water Tank Heater
Location

Manufacture Model Serial Number Age
Years

Condition

Janitorial Room Bradford White M240S8DS GG13757359 12 Good

Main Floor Bradford White M240S8DS GE27427881 13 Good

Main Floor Bradford White M240S8DS GG13893852 16 Good

Second Floor Bradford White M240S8DS GJ24905833 11 Good

13.10. Condition Status Menu:
13.10.1. Good: Satisfactory condition and functioning as intended. 
13.10.2. Fair: Operating condition needing regular maintenance and upkeep. 
13.10.3. Poor: At or near life expectancy and should be replaced. 

Out of Scope Issues:
Determining adequate pressure and flow rate, fixture-unit values and counts, verifying pipe sizes, or verifying the point of discharge
for underground systems.

Pacific West Building Inspections Inc                                                                                                                     Page 17



Photos

14.0. HVAC (Heating - Ventilation - Air Conditioning) 

14.1. Heat Type: Water boiler. 
14.2. Cooling Equipment Type: Combination heat & Air conditioning. 
14.3. Energy Source for Heat: Natural gas. 
14.4. Cooling Equipment Energy Source: Electric. 
14.5: Other Sources of Heating & Cooling: Wall mounted baseboard heaters.  

Observation & Discussion

14.6. Main heating - cooling unit is located on the roof with an additional separate heating - ventilation air          
conditioning unit (HVAC) located outside on the roof. The main unit is a gas fueled hot water boiler unit   
with a cooler evaporator unit located outside of the roof and at this time both appear to be functional. By    
appearance, the units appear to be original (over 40 years old) and therefore, the units are at or nearing       
their life expectancy. Recommend to obtain a HVAC specialist to undertake a detailed inspection of the     
water boiler unit and cooler evaporator unit and all of the exterior and interior related systems and     
components and if needed, undertake any needed repairs and/or maintenance where needed. Further added,
due to the age of the units and related systems, recommend to budget for replacement in the future. 

14.7. HVAC unit located at the exterior of the roof is not functional (gas and electrical supply are off). This unit 
appears to be old and not in use. Reason is unknown and therefore further investigation by a HVAC           
specialist is required. 

14.8. Other systems viewed pertaining to heating are electric wall mounted baseboard heaters. Where viewed     
and known locations, all appear to be serviceable. 

14.9. Recommend to retain past service records and continue regular maintenance and upkeep to all HVAC        
units, related components and systems including all air duct systems. 
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Heating / Air Conditioning
Unit Location

Manufacture Model Serial
Number

Age
Years

Condition

Roof Top Mechanical Room American Boiler MIA87372 FG78-HN-53 45+ Fair
Roof Top HVAC American Standard AA325974 GHBU09737 45+ Poor

Cooler Evaporator Rino R47869 33BH290358 45+ Poor

14.9. Condition Status Menu:
14.9.1. Good: Satisfactory condition and functioning as intended. 
14.9.2. Fair: Operating condition needing regular maintenance and upkeep. 
14.9.3. Poor: At or near life expectancy and should be replaced. 

Out of Scope Issues:
Observation of flue connections, interiors of chimneys, flues or boiler stacks, or tenant owned or maintained equipment. Heat and/or
cooling calculations were not performed.  

Photos

15.0. Ventilation Exhaust Fans

15.1. Type of Exhaust Units: Single unit mechanical air. 

Observation & Discussion

15.2. All of the bathroom and cooking hood fan units are fully operational and in satisfactory condition.
Recommend to clean all air ducts if haven't within the past 6 months. 
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16.0. Electrical 

16.1. Electrical Service Type: Underground to building electrical room from exterior kiosk.
16.2. Electrical Service Conductors: N/A. 
16.3. Meters: Present and intact. 
16.4. Main Service Panel: 120 / 208 - 3 Phase - 1000 amps.  
16.5. Electrical Sub-Panels: Appears to be nine known sub-panels located throughout the building. 
16.6. Type of Wiring Material: Copper and aluminum NMD.

Observation & Discussion

16.7. The electrical room is located at the northeast area of the building. Appears that the main service is a 3  
Phase 1000 amps service with a main breaker. There are  seven separate 200 amp panels and two 100 amp 
panels all serviced by one known meter. Located throughout the building are sub-panels that services each 
half of a floor level. By outwards appearance, the electrical appears serviceable.

16.8. The distribution panels are well arranged. 

16.9. Representative samples of accessible wiring were examined and electrical outlets and switches were spot   
tested in the areas inspected. The general condition is considered satisfactory; however, improvements and
recommend as the follows:

16.10. Second floor, dental office employees lunch room, electrical alteration has been undertaken in that, the    
dishwasher and other counter receptacle outlets when used at the same time, the service breaker in the      
panel trips. Exact reason is unknown. Further, in the medical supply and dental tool cleaning room, there 
are several counter receptacle outlets that are not GFCI's installed (Ground Fault Circuit Interrupters). As 
such, an electrical hazard is present. Additionally, within the employee rest room, the receptacle outlet     
next to the sink is not a GFCI. Need to obtain a professional electrician to further investigate and service  
these areas to make installations code compliant by todays electrical standards. 

16.11. Sub panels for the most part from viewing appear to be in serviceable condition. However, the sub panel  
located in the second floor Dental office appears to have some handyman alterations and therefore, needs 
to be serviced by a electrical contractor.
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16.12. The main service and sub-panels are divided into the following areas:

Panel Location Amperage Service Condition
Electrical Room 100 amps Good

Electrical Room 100 amps Good

Main Floor South 200 amps Good

Main Floor North 200 amps Good

Second Floor South 200 amps Good

Second Floor North 200 amps Good

Mechanical Room 200 amps Good

Garage North 200 amps Good

Garage South 200 amps Good

16.12. Condition Status Menu:
16.12.1. Good: Satisfactory condition and functioning as intended. 
16.12.2. Fair: Some electrical issues viewed and in need attention. 
16.12.3. Poor: Several electrical issues and/or outdated which requires immediate attention.  

Out of Scope Issues:
Removing of electrical panel and device covers, except if removed by building staff, EMF issues, electrical testing, or operating of any
electrical devices, or opining on process related equipment or tenant owned equipment. Examining of cables, sheaves, controllers,
motors, inspection tags, or entering elevator/escalator pits or shafts. Detailed load calculations are not performed and not included. 

Photos
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17. Fire Protection

17.1. Sprinkler System: None. 
17.2. Key Box: N/A. 
17.3. Fire Hydrant: Yes, near by. 
17.4. Fire Alarm System: Fire alarm systems appear intact but was not inspected or tested as this requires a       

specialist and therefore recommend to obtain maintenance records. 
17.5. Life Safety Exit Signs: Emergency exit signs appear to be intact, do recommend to install emergency        

evacuation signs in areas where occupants of the building can clearly view and be provided the nearest       
follow through exit from the building. 

17.6. Emergency Escape Plans Visible: None. 

18.0. Data Systems (Telephone - Internet Communications)

18.1. Telephone: Present and intact. 
18.2. Internet: Present and functional. 

Observation & Discussion

18.3. All known data systems appear to be serviceable and functional at this time unless otherwise unknown. 

19.0. Landscaping - Grade & Slope Grades - Exterior Lighting - Roadway Access Parking  - Signage  
 Paving & Curbing - Catch  Basins

19.1. Landscaping: Landscape and grounds appear to be well maintained. 

19.2. Grade & Slope Grades: Grade and slope along the building appears to be satisfactory. 

19.3. Exterior Lighting: Lighting fixtures at the front, rear and sides of the building appear serviceable. 

19.4. Roadway Access: Access to the building is from the north area of the building. 

19.5. Exterior Parking: Parking lot located at the north side of the building appears adequate. However, it         
appears that the parking in the lot is for employees and possibly for other tenants located in the west           
building. Paid public parking is located on the streets. Public and/or employee parking is present for the     
building. Method used to determine parking spaces is visually counted spaces. The type and number of      
parking spaces are as follows. 

19.5.1. Public: 0.
19.5.2. Handicap: 0.
19.5.3. Employee: 17.
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19.6. Underground Parking: The underground parkade appears to be for specific building owners and/or          
business tenants and a number of the stalls are used for storage of vehicles not in use or of other storage     
materials. There is a total of 16 parking spaces and could be more if areas at the east end of the parkade     
was not used for storage. The parkade has two vehicle door entries. The one located to the west is locked.  
The east door is operational with an automatic door opener. Noted that the door opener unit does not have 
a automatic reverse door feature which needs to be installed (safety issue). Carbon monoxide detection      
unit is installed of which when certain levels are reached within the air, a exhaust fan located at the            
northeast area automatically operates and then shuts off automatically when air levels are acceptable.         
Recommend to have this system checked for current operational conditions. 

19.7. Signage: There is no signage on the building. 

19.8. Paving & Curbing: The north parking lot is asphalt paved. Conditional appear serviceable with a few       
areas where there is broken and missing asphalt and various cracks within the surface. Repairs will be        
needed. Curbing and wheel stops appear to be functioning as intended and are still in a useful state.

19.8. Catch Basins: Appear satisfactory serviceable. 

Photos
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20. Sidewalks - Stairs & Hand/Guard Railings - Decks & Patios - Breezeways - Retaining Walls
 Service Docks - Handicap / Wheelchair Access

20.1. Sidewalks: Concrete sidewalks appear satisfactory serviceable.

20.2. Stairs & Hand/Guard Railings: Stairs and railings appear to be in satisfactory serviceable.

20.3. Decks & Patios: Appear to be in satisfactory serviceable condition. 

20.4. Breezeways: N/A. 

20.5. Retaining Walls: Retaining walls appear to be in satisfactory serviceable condition.  

20.6. Service Docks: N/A. 

20.7. Handicap / Wheelchair Access: This building has no handicap access. Recommend to bring up the          
building to todays standards to provide handicap access (ramps, railings, automatic door openers, etc). 

Photos

21.0. Environmental

An environmental assessment survey was not part of the building and property inspection survey and therefore,
it is unknown if there are any environmental issues. Recommend to obtain a disclosure statement from the
current property owner in regards to any past or present environmental issues if any exists.  

21.1. Older Building Materials: Due to the age of the building (constructed before 1992), there are a mix of     
older and newer types of building materials. A few older type of construction materials where identified     
during the inspection that could potentially contain the existing presence of asbestos fibers of which are     
the following materials that where viewed.

21.1.1. Indication Item One: Original, older type of drywall joint compound used on walls and ceilings. 
21.1.2. Indication Item Two: Insulated wrapping material on the drainage pipes. 
21.1.3. Indication Item Three: Primary heating unit (boiler) pipe gaskets. 
21.1.4. Indication Item Four: Fiber ceiling tiles.
21.1.5. Indication Item Five: Older type of vinyl and linoleum flooring (material or adhesive material).  
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21.2. Inquiry & Recommendation: It is impossible to visually verify why, how, or when these materials came 
into existence, but they have been known to be associated with containing asbestos fibers. It is advised that
all of the materials identified herein and/or known at this time that could or may potentially have asbestos  
fiber materials be collected of which can be performed by Pacific West Building Inspections and have sent
to a qualified Laboratory for testing and a full report forward to you.  
Note: Asbestos-containing materials will not release asbestos fibers unless they are disturbed or damaged  
in some way. If older type of flooring/wall/ceiling material is drilled or broken, for example, it may release
fibers into the air. If it is left alone and not disturbed, it will not. Damage and deterioration will increase     
the friability of asbestos-containing materials. Water damage, continual vibration, aging, and physical        
impact such as drilling, grinding, buffing, cutting, sawing, or striking can break the materials down         
making fiber release more likely. Prior to 1992, many homes were inadvertently built with materials that    
have been proven to cause many illnesses and deaths i.e. lead paints, asbestos laden vermiculite insulation,
asbestos backed vinyl flooring etc. 
WorkSafe BC (formerly WCB - Workers Compensation Board) has mandated all contractors and               
homeowners to perform a "Risk Assessment" before commencing work on any existing building that may  
or potentially contain hazardous materials. The plan is to identify, remove, and properly dispose of any      
hazardous material that will pose a health risk to the occupants of the building and contractors during and  
after any performed  renovations undertaken, basically if materials containing asbestos is disturbed in any  
way. Not only will this make the building safer, but it will provide third party documentation that the         
threat has been removed or is not existing on the property and/or subject building if and when sold. Failing
to undertake a asbestos survey assessment may be put the health and safety of the occupants of the             
building at risk, and opening up to the many legal ramifications of failing to or improperly disposing of      
hazardous material. Just because a person don't know its there does not mean it cant harm you.

22.0. PCA Summery 

The building structures and property was visually reviewed from the roof level and from the ground on
September 1st, 2018. We performed a walk through at ground level, all accessible rooms and known existing
areas of the buildings and property.  

This report is considered to be preliminary in nature. Before any major repairs are undertaken, we recommend
that a specialist within their field of expertise perform a detailed condition survey and develop a plan of action. 

Our inspection was limited to the components that were readily visible and not obstructed by storage,
equipment, finishes, vegetation, etc. 

Only the items specifically addressed in this report were examined. No comment is offered on building code and
building bylaw compliances. 

22.1. Building: The building appeared to be structurally sound for the most part and believe that the intent of     
the engineering design was met with no known major structural deficiencies noted. Minor repairs and        
improvements are needed at various locations at the exterior (maintenance and upkeep). 

22.2. Property: The property appears to be overall serviceable to a minimal standard. 
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22.3. Roof Coverings & Components: Due to current conditions of the roofing material, roof covering for the  
building is at the end of its useful life. Need to obtain a professional roofing contractor that is HAAG         
certified and is a member of the Roofers Association of B.C. to replace the current roofing material,           
including all flashings and where needed any sheathing membrane decking material.

22.4. Plumbing: The known plumbing systems was generally found to be in good repair. 

22.5. Heating & Air Conditioning (HVAC): The known primary heating and air conditioning systems was      
generally found to be in poor condition where maintenance and upkeep has been absent and age of the       
units. Replacement of the units is needed. 

22.6. Electrical: The electrical systems was generally found to be in fair repair but found several issues and       
therefore will require a professional licensed electrician to further investigate the electrical where needed   
including any updating of the electrical to meets todays electrical standards and requirements.

22.7. Street & Building Lighting: Recommend to update the street and building lighting to solar for electrical  
savings and costs. 

22.8. Handicap / Wheelchair Access: Recommend to bring up the building to todays standards to provide         
handicap access (ramps, railings, automatic door openers, etc). 

22.9. Concluding Statement: After observing the structure and mechanical conditions of the building within     
the interior and exterior, the overall consensus is that the building and property as a whole appears to be in
a serviceable condition for its age. Any recommendations and issues requiring the need for further   
investigation herein this report should be undertaken by a specialist within their field of expertise.

Photos

23.0. Out Of Scope & Additional Considerations 

23.1. Additional Considerations:

There may be additional or conditions at a property that users may wish to assess in connection with commercial
real estate that are outside the scope of this guide (Out of Scope considerations). Outside Standard Practices.
Whether or not a user elects to inquire into non-scope considerations in connection with this guide or any other
PCA is not required for compliance by this guide. Other standards or protocols for assessment of conditions
associated with non-scope conditions may have been developed by governmental entities, professional
organizations, or other private entities. 
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23.2. Additional Issues:

Following are several non-scope considerations that users may want to assess in connection with E 2018
commercial real estate. No implication is intended as to the relative importance of inquiry into such non-scope
considerations, and this list of non-scope considerations is not intended to be all-inclusive: Seismic
Considerations, Design Consideration for Natural Disasters (Hurricanes, Tornadoes, High Winds, Floods,
Snow, etc.), Insect/Rodent Infestation, Environmental Considerations, ADA Requirements, FFHA
Requirements, Indoor Air Quality, and Property Security Systems.

23.3. Activity Exclusions:

The activities listed below generally are excluded from or otherwise represent limitations to the scope of a PCA
prepared in accordance with this guide. These should not be construed as all-inclusive or imply that any
exclusion not specifically identified is a PCA requirement under this guide. Removing or relocating materials,
furniture, storage containers, personal effects, debris material or finishes; conducting exploratory probing or
testing; dismantling or operation. This should include material life-safety/building code violations. moving of
equipment or appliances; or disturbing personal items or property, that obstructs access or visibility. Preparing
engineering calculations (civil, structural, mechanical, electrical, etc.) to determine any system’s, component’s,
or equipments adequacy or compliance with any specific or commonly accepted design requirements or building
codes, or preparing designs or specifications to remedy any physical deficiency. Taking measurements or
quantities to establish or confirm any information or representations provided by the owner or user, such as size
and dimensions of the subject property or subject building; any legal encumbrances, such as easements;
dwelling unit count and mix; building property line setbacks or elevations; number and size of parking spaces;
etc. Reporting on the presence or absence of pests such as wood damaging organisms, rodents, or insects unless
evidence of such presence is readily apparent during the course of the field observers walk-through survey or
such information is provided to the consultant by the owner, user, property manager, etc. The consultant is not
required to provide a suggested remedy for treatment or remediation, determine the extent of infestation, nor
provide opinions of probable costs for treatment or remediation of any deterioration that may have resulted.
Reporting on the condition of subterranean conditions, such as underground utilities, separate sewage disposal
systems, wells; systems that are either considered process related or peculiar to a specific tenancy or use;
wastewater treatment plants; or items or systems that are not permanently installed. Entering or accessing any
area of the premises deemed to pose a threat of dangerous or adverse conditions with respect to the field
observer or to perform any procedure, that may damage or impair the physical integrity of the property, any
system, or component. Providing an opinion on the condition of any system or component, that is shutdown, or
whose operation by the field observer may increase significantly the registered electrical demand-load; however,
the consultant is to provide an opinion of its physical condition to the extent reasonably possible considering its
age, obvious condition, manufacturer, etc. Evaluating acoustical or insulating characteristics of systems or
components. Providing an opinion on matters regarding security of the subject property and protection of its
occupants or users from unauthorized access. Operating or witnessing the operation of lighting or other systems
typically controlled by time clocks or that are normally operated by the building’s operation staff or service
companies. Providing an environmental assessment or opinion on the presence of any environmental issues such
as asbestos, hazardous wastes, toxic materials, the location and presence of designated wetlands, IAQ, etc.
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23.4. Warranty, Guarantee, and Code Compliance Exclusions:

By conducting a PCA and preparing a PCR, the consultant merely is providing an opinion and does not warrant
or guarantee the present or future condition of the subject property, nor may the PCA be construed as either a
warranty or guarantee of any of the following: Any system’s or component’s physical condition or use, nor is a
PCA to be construed as substituting for any system’s or equipments warranty transfer inspection; Compliance
with any federal, state, or local statute, ordinance, rule or regulation including, but not limited to, building
codes, safety codes, environmental regulations, health codes or zoning ordinances or compliance with
trade/design standards or the standards developed by the insurance industry; however, should there be any
conspicuous material present violations observed or reported based upon actual knowledge of the field observer
or the PCR reviewer, they should be identified in the PCR; Compliance of any material, equipment, or system
with any certification or actuation rate program, vendor’s or manufacturer’s warranty provisions, or provisions
established by any standards that are related to insurance industry acceptance/approval, such as FM, State Board
of Fire Underwriters, etc. 

23.5. Further Inquiry:

There may be physical condition issues or certain physical improvements at the subject property that the parties
may wish to assess in connection with a commercial real estate transaction that are outside the scope of this
guide. Such issues are referred to as non-scope considerations and if included in the PCR, should be identified.

23.6. Out of Scope Considerations:

Whether or not a user elects to inquire into non-scope considerations in connection with this guide is a decision
to be made by the user. No assessment of such non-scope considerations is required for a PCA to be conducted
in compliance with this guide. 

23.7. Other Standards:

There may be standards or protocols for the discovery or assessment of physical deficiencies associated with
non-scope considerations developed by government entities, professional organizations, or private entities, or a
combination thereof.

23.8. Additional Issues:

No implication is intended as to the relative importance of inquiry into such non-scope considerations, and this
list of non-scope considerations is not intended to be all-inclusive: Seismic Considerations, Design
Consideration for Natural Disasters (Hurricanes, Tornadoes, High Winds, Floods, Snow, etc.), Insect/Rodent
Infestation, Environmental Considerations, ADA Requirements, FFHA Requirements, Indoor Air Quality, and
Property Security Systems. 
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24.0. Inspectors Qualifications

Dave Brice

Dave Brice has been performing various types of building and property investigation survey inspections in the
Province of British Columbia & Western Canada for over 25 years, has completed over ten thousand various
types of assessment survey inspections and has been in the construction industry for over 35 years. He is also a
member in good standing with the Applied Science Technologists & Technicians of British Columbia Property
Inspectors (ASTTBC-PI) www.asttbc.org, International Association of Certified Property Inspectors and many
other certification organizations. 

Dave has been involved with several types of small to large building projects, including residential, commercial
and industrial building consulting, problem solving and special projects. He has been trained to identify the
positive attributes, maintenance requirements and explain potential problems, issues, deficiencies, and concerns
to all building and non-building type situations.

Professional Affiliation & Certifications

- Applied Science Technologists & Technicians of B.C. Property Inspectors
- Certified Building Technician, CTech

- Certified House Inspector, CHI

- Certified Commercial Inspector, CCI

- Registered Reserve Fund Annalist, RRFA-L

- International Association of Certified Property Inspectors, CPI

- Certified Master Inspector, CMI

- Certified Wood Energy Technical Transfer, WETT

- IAC2 Certified Mold Technician, IAC2-01-4992

- Residential Indoor Air Quality Investigator, CMHC

- Certified Asbestos Assessment Technician, CABI-13-003

- HAAG Certified Residential & Commercial Roof Evaluator - Inspector, 201310706

- IIBEC International Institute of Building Closure Consultants, QOA - Specialize in design, investigation, repair and        

management of roofing, exterior wall, and waterproofing systems. 

- Consumer Protection of B.C. - Approved Government Inspector Mentor and Evaluator

Thank you for selecting my firm to do your building assessment survey inspection evaluation. If you have any
questions regarding the inspection report or the building, please feel free to call me.

Sincerely,
PACIFIC WEST HOME INSPECTIONS INC

  
Mr Dave Brice CTech CHI RRFA-L CCI CMI CPI WETT IAQI QAO

Owner/Inspector & Consultant
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