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2525 Apartments
2525 Avenue
Minneapolis, MN 55405

Property Type: Apartment Complex

Year(s) Built: 1973
Gross Site Area: 0.84 Acres

Assessment Date: June 12, 2019 # of Units: O
Construction System Condition Recommendations
Good Fair Poor Immediate Short Term Over Term
Years 1-12
4.4 Accessibility to Disabled Persons X $1,500
5.1.1 Topography X $3,000
5.1.2 Storm Water Drainage X
5.1.3 Ingress and Egress X
5.1.4 Paving, Curbing, Parking X $15,072 $5,024
5.1.5 Flat-Work X $2,000 $1,000
5.1.6 Landscaping and Appurtenances X $4,000
5.1.7 Recreational Facilities NA
5.1.8 Utilities X $300
5.2.1 Foundation X
5.2.2 Building Frame X $3,000
5.2.3 Exterior Walls X $33,750 $36,750 $37,500
5.2.4 Roofing X $11,250 $24,321 $130,596
5.2.5 Exterior and Interior Stairs X
5.2.6 Patio, Terrace, and Balcony NA
5.2.7 Windows and Doors X $24,285 $7,285 $300,830
5.3.1 Interior Finishes, Unit Types and Unit X $3,000 $9,331 $483,369
Mix/Building Area
5.3.2 Common Areas X $285 $15,285 $3,430
5.4.1 Plumbing X $10,307 $181,593
5.4.2 Heating, Air Conditioning and Ventilation X $19,500 $62,800
5.4.3 Electrical X $48,750 $3,000
5.5.1 Elevators and Vertical Transportation NA
Totals| $126,620 $150,351 $1,205,142
Repairs and Reserve Summary Today's $/Unit w/2.50%
Dollars Inflation
Immediate Needs $126,620 $0 N/A
Short Term Needs $150,351 $0 N/A
Years 1-12 Replacement Reserves $1,205,142 $0 $1,364,187
Uninflated Inflated
$/SF/Year $/Unit/Year $/SF/Year $/Unit/Year
[Years 1-12 2.28 0 2.58 0
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2.0 Executive Summary

2.1 General Description

Minnesota Inspections LLC was commissioned by [N iEESEEESEIEEE (o conduct a Property Condition Assessment (PCA)
on the Property located at 2525 -Avenue South, Minneapolis, MN 55405 and referred to herein as the Subject. The
Subject is described in the Minneapolis & Hennepin County property records as one (1), fifty seven (57) unit apartment
building situated on a 0.84 acre rectangular-shaped parcel. Hennepin County property identification number 34-029-

The Subject improvements include a 44,116 square foot (SF), two and a half (2.5) story apartment building, reportedly
constructed in 1973, with thirty six (36) one-bedroom, twelve (12) two-bedroom and nine (9) efficiency dwelling units,
bituminous asphalt paved driveways and parking lots, flat-work, site utilities, appurtenances and landscaped areas.

The immediate area surrounding the Subject consists of a mixture of residential and multi-family development.
2.2 General Physical Condition

Maintenance levels at the Subject are generally fair, with deferred maintenance and defects affecting several components
reported herein. Minnesota Inspections requested documents related to capital improvements and tenant responsibilities. A
completed pre-survey questionnaire was returned and is attached to Appendix C.

Physical Deficiencies defined as immediate repair / deferred maintenance issue/s under this Scope of Work are as a result of
the following:

» Existing or potentially unsafe (health & safety) conditions,

» Negative conditions that may significantly impact marketability or habitability,

» Obvious material building code violations,

» A poor or deteriorated condition of a critical element or system

* A condition that if left as is, with an extensive delay in addressing same, would result in or contribute to critical
element or system failure within one year or a significant escalation in repair costs.

Minnesota Inspections identified items considered immediate repair or deferred maintenance as defined. These defects are
itemized in the report body and the opinions of probable cost tables.

Documentation related to renovations, upgrades and capital improvements were provided by the City of Minneapolis.
Obvious and reported upgrades are noted in this report.

Building plans were not provided by the seller. Concealed structural, plumbing, electrical and HYAC components could not
be evaluated.

2.3 Opinions of Probable Cost

Tables indicating cost estimates for immediate repairs, short term repairs and replacement reserve costs are included in this
report.

Based upon observations during our site visit and information received from our interviews with management and service
personnel, which for the purpose of this report was deemed reliable, Minnesota Inspections prepared general scope,
Opinions of Probable Cost based on appropriate remedy for the deficiencies noted. Such remedies and their associated
costs were considered commensurate with the Subjects position in the market and prudent expenditures. These opinions are
for components of systems exhibiting significant deferred maintenance, systems or components near or beyond the expected
useful life and existing deficiencies requiring major repairs or replacement. Repairs or improvements that could be classified
as (i) cosmetic, (ii) decorative, (iii) part or parcel of a buildings renovation program or to reposition the asset in the
marketplace, (iv) routine or normal preventative maintenance, or (v) that are the responsibility of the tenants were not
included.

It is the intent of this report to reflect material physical deficiencies and the corresponding opinion of probable costs that are
(i) commensurate with the complexity of the subject property and (ii) not too minor or insignificant. Opinions of probable costs
that are either individually or in the aggregate less than a threshold amount of $3,000 for like items are to be omitted from our
review. If there are more than four separate items that are separate items that are below this threshold amount, but
collectively total over $10,000, such items will be included. Threshold amounts were adopted from ASTM Standard Guide for
Property Condition Assessments: Baseline Property Condition Assessment Process (ASTM E 2018-15).



2.0 Executive Summary (continued)

2.3 Opinions of Probable Cost (continued)

Cost estimates presented in this report are collected from a variety of sources. Sources include R. S. Facilities Construction
Cost Data, R. S. Means Facilities Maintenance and Repair Cost Data, as well as Minnesota Inspections past experience with
construction projects. When appropriate, Minnesota Inspections utilized historical cost data provided by the site personnel or
from historical permit values. Information furnished by site personnel or the property management, if presented, is assumed
by Minnesota Inspections to be reliable. Replacement and repair cost estimates are based on approximate quantities. Actual
repair or replacement costs will likely vary, sometimes significantly. Multiple bids should be obtained from prospective
vendors to establish an actual cost basis for recommended repairs. A detailed inventory of quantities for cost estimating is
not included in the scope of this Report.

Refer to Table 1 "Opinions Of Probable Costs".
2.4 Recommendations

Based on the findings of the PCA, further studies, research testing, or exploratory probing are recommended:

* An ADA accessibility survey or compliance audit is recommended to establish quantities and costs associated with
future ADA improvements. Alternatively, the Client may elect to include ADA improvements in the scope of future
improvement's, renovations or alterations.

* Recommend investigating any potential documents associated with egress and ingress easements.

» Recommend engaging a plumber to conduct a video bore scope inspection of the sewer lateral.

» Engage the electric utility to evaluate the primary transformer.

» Engage an environmental professional to evaluate potential lead paint and suspect asbestos (popcorn textured
ceilings, kitchen exhaust duct insulation, boiler pipe elbow insulation, storage room floors) containing materials.

» Engage the seller to review boiler inspection documents, including photos of the boiler tubes, which are prone to
failure as the boiler ages.

The following deficiencies require immediate action:

» Immediately correct site drainage and grading deficiencies, where practical, to reduce the potential for moisture
intrusion.

» Immediately repair disconnected and leaking downspouts, replace crushed extensions and providing extensions
where needed.

» Immediately repair trip hazards at the northeast entrance.

» Immediately repair damaged face brick, wood and stucco. There is a potential for moisture intrusion and structural
damage at wood framed walls that could potentially increase the repair costs significantly. Invasive moisture testing is
highly recommended at the vulnerable areas.

» Immediately replace the asphalt shingles.

» Immediately repair the broken handrail in the basement staircase near the boiler room and loose stair
guardrail/handrails as a part of routine maintenance.

» Immediately repair cracked, broken and missing glazing.

» Immediately repair or replace the southeast entry door is difficult to operate as a part of routine maintenance.

» Immediately repair the third floor fire door as a part of routine maintenance.

» Immediately install ant-tip safety devices at the kitchen ranges and replace missing knobs or controls. The repairs are
anticipated to be below the $3,000 capital reserve threshold defined in the ASTM E-2018-15 standards.

» Immediately repair the inoperable combustion air intake fan and reconfigure the location of the inlet to avoid pulling
combustion gasses back into the building as a part off routine maintenance.

* Immediately provide clean-out plugs for the floor drains to prevent sewer gas from entering the building. This
recommendation is anticipated to be below the $3,000 capital reserve threshold defined in the ASTM E-2018-15
standards.

» Immediately repair the boiler room combustion air intake fan and clean the screen at the intake. This recommendation
is anticipated to be below the $3,000 capital reserve threshold defined in the ASTM E-2018-15 standards.

» Immediately replace missing cover plates.

» Immediately replace the damaged outlet in the bed room at apartment 108.

» Immediately replace the missing smoke detectors and inoperable smoke detectors.

* Immediately provide a fuse black for the fuse panel in the boiler room.

» Immediately repair the emergency exit signs and emergency lighting, replace old smoke alarms in the common
corridors and provide carbon monoxide detectors in the common corridors. An allowance is provided in the reserve
table.

* Immediately provide carbon monoxide alarms outside of the boiler room and in the corridors.

4



2.0 Executive Summary (continued)

2.4 Recommendations (continued)

* Immediately repair or replace missing and inoperable carbon monoxide alarms and smoke detectors in the
apartments.

The following deficiencies require attention in the short term:

» Correct parking lot grade deficiencies when replacing the pavement.

» Establish reserves for short term replacement of the parking surface and future maintenance repairs. Costs
associated with the repairs are provided in the reserve tables.

« Recommend repairing or replacing damaged sections of flat-work. Seal cracks or replace cracked sections. An
allowance has been provided in the reserve tables.

» A general allowance is provided in the reserve table for the following repairs; repair chain-link fencing, light fixture and
remove and/or replace parking signs.

» The above items are anticipated to be below the $3,000 capital reserve threshold defined in the ASTM E-2018-15
standards.

» Replace missing mortar at the CMU fire partition wall.

» Establish reserves to immediately replace the sealant at the windows, doors, expansion joints and penetrations.

» Recommend invasive moisture testing at the damaged wood, brink and stucco cladding.

» Establish reserves for steel lintel repair (painting) and replacement.

» The EPDM roof is at the end of its expected useful life. Establish roof replacement reserves. Costs associated with
the repairs are provided in the reserve tables.

» Establish replacement reserves for the metal coping/flashing if required to upgrade the roof insulation.

» Establish annual roof repair and maintenance reserves.

» An allowance has been provided to replace the ageing windows with similar quality, double glazed aluminum framed
windows.

» An allowance has been provided to replace the ageing sliding glass doors with similar quality, double glazed
aluminum sliding glass doors.

» An allowance has been provided to replace the 1 hour fire rated apartment entry doors.

» An allowance has been provided to replace the interior apartment room doors.

» An allowance has been provided to replace the south exterior doors

» Repair broken seals/gaskets between the panes or replace the glazing at the sliding glass doors.

» Provide heavy grade, lever type door hardware at the fire and south entry/exit doors. Costs associated with the
repairs are provided in the reserve table.

» An itemized allowance has been provided to refurbish the apartment interiors and establish reserves for flooring,
cabinets, counter tops, sinks and kitchen appliances that are anticipated to reach the end of their expected useful
lives during the reserve term expected useful lives. The costs are spread through the reserve term.

» An itemized allowance has been provided to refurbish the common area flooring coverings.

» Repair previous water damage at the common area corridor walls and ceilings.

» Establish reserves for laundry equipment replacement. The reserve amount can be adjusted, depending on the age of
the equipment, which was not verified.

» Provide sediment traps at the dryer gas connectors as a part off routine maintenance.

» Establish replacement reserves for the domestic water heater.

« Establish repair reserves to address plumbing defects noted in section 5.4.1 observations, minor leaks and
anticipated ongoing repairs to the aging supply, heat distribution and waste pipes.

» Repair faucet leak in apartment unit 108 as a part of routine maintenance.

» Establish replacement reserves for the aging faucets and fixtures.

» Repair the leaking RPZ valve as a part of routine maintenance.

» An allowance is provided in the reserve tables to provide a chimney rain cap and screen and repair deteriorated and
cracked masonry and mortar at the chimney.

» Establish replacement reserves for the ageing boiler.

» Establish air conditioner replacement reserves.

» An allowance is provided in the reserve tables to repair or replace the corridor rooftop powered ventilators.

» Repair improperly sloped and damaged air conditioner sleeves as a part of routine maintenance.

» Replace inoperable lamps at the inoperable light fixtures and assess further.

» Replace missing glass at the fire extinguisher cabinets as a part of routine maintenance.



3.0 Introduction

3.1 Purpose

The purpose of the Property Condition Report is to assess the general condition of the building, site, and other improvements
at the referenced location. The Report will identify those areas that will require remedial repair work and will assign them an
associated estimated remedial cost where appropriate.

3.2 Scope of Work

The PCA carried out by Minnesota Inspections on the Property is based on the ASTM Standard Guide for Property Condition
Assessments: Baseline Property Condition Assessment Process (ASTM E 2018-15) and consisted of the following:

* Interviews

» Document review

» Walk through Site Visit

» Preparation of Opinions of Probable Costs to Remedy Physical Deficiencies.
» Preparation of Property Condition Assessment Report.

This Report is based on a single site visit, in which Minnesota Inspections LLC performed a visual, non-intrusive and
non-destructive evaluation of various external and internal building components. These systems included the roof,
foundations, structural frame, building envelope, HVAC, electrical, and plumbing. The inspection also includes ancillary items
such as; site drainage, pavement, sidewalks and landscaping.

The Property Condition Report is not a building code, safety, regulatory or environmental compliance inspection.

Minnesota Inspections observed the interior spaces to determine the general character and condition. During the site visit we
interviewed the available site personnel and/or property managers to obtain information. We reviewed available drawings or
site documentation to confirm the general character of the construction.

Photographs were taken to provide a record of general conditions of the facility, as well as the specific deficiencies observed.

If any additional information is encountered concerning the facility, it should be forwarded to Minnesota Inspections for
possible re-evaluation of the assumptions, conclusions and recommendations presented herein. The recommendations and
opinions of cost provided herein are for observed deficiencies based on the understanding that the facility will continue
operating in its present occupancy classification and/or capacity.

This report is based on the evaluators judgment of the physical condition of the components, their ages and their expected
useful life (EUL). It is understood that the conclusions presented are based upon the evaluators professional judgment. The
actual performance of individual components may vary from a reasonably expected standard and will be affected by
circumstances that occur after the date of the evaluation.

The Report does not identify minor, inexpensive repairs or maintenance items which are clearly part of the property owners
current operating budget so long as these items appear to be maintained on a regular basis. Storage tanks and silos,
industrial process, manufacturing, packaging and specialized equipment are beyond the scope of the evaluation. The report
does address infrequently occurring major maintenance items, such as exterior painting, deferred maintenance and repairs
and replacements that normally involve significant expense or outside contracting.

This assessment does not provided recommendations for items or components owned or maintained by tenants leasing the
building(s). Replacements are not included in the tables for items or components that are owned or maintained by tenants.

The following defined terms are used to describe the condition of components and systems reviewed:

» Good - Performing its intended function, but may have visible defects or aging. It may require minor to moderate
repairs.

» Fair - Barely performing its intended function. Individual system components may be inoperable. Has visible defects or
is aging and will require moderate to major repairs in the short term. The item or equipment may be near or beyond

the expected useful life but is still generally functioning as intended.

» Poor - Not properly performing its intended function or component requires major repair, maintenance or replacement.



3.0 Introduction (continued)

3.2 Scope of Work (continued)

Only the items specifically addressed in this report were examined. No comment is offered on fire regulation, building code
and building bylaw compliance, or environmental concerns.

Please be advised that the scope of the field inspection work included only a visual examination of representative number of
readily visible physical components of the property and a spot-check of the accessible spaces. Therefore, this assessment
did not identify discrepancies that would be present within concealed spaces. No materials testing (e.g., roof cuts, infrared
camera, etc.) or field testing (e.g., water testing, evaluation of private wells and private water treatment and storage facilities,
etc.) were performed. Additionally, we did not assess for mold, asbestos containing materials or lead based paint.

Five (5) dwelling unit interiors were observed in each building for a total of ten (10) units.
3.3 Deviations From the Guide

This property condition assessment was generally carried out as per ASTM E 2018-15. No additional consultants were used
in the assessment and preparation of the PCA.

3.4 Reliance

This report has been prepared for the benefit of ||| | | | [ o+ the purpose of assessing the condition of the
property. The report may not be relied upon by any other person or entity without the express written consent of Minnesota
Inspections LLC.

We have performed our services and prepared the Report in accordance with applicable, generally accepted engineering,
environmental or appraisal consulting practices. We make no other warranties, either expressed or implied, as to the
character and nature of such services and product.



4.0 Property Description
4.1 Site Summary

The Subject is located at 2525 [JJfJAvenue South, Minneapolis, MN 55405 and referred to herein as the Subject. The
Subject is described in the Minneapolis & Hennepin County property records as one (1), fifty seven (57) unit apartment
building situated on a 0.84 acre rectangular-shaped parcel. Hennepin County property identification number 34-029-

The Subject improvements include a 44,116 square foot (SF), two and a half (2.5) story apartment building, reportedly
constructed in 1973, with thirty six (36) one-bedroom, twelve (12) two-bedroom and nine (9) efficiency dwelling units,
bituminous asphalt paved driveways and parking lots, flat-work, site utilities, appurtenances and landscaped areas.

The immediate area surrounding the Subject consists of a mixture of residential and multi-family development.

Site Information

Primary Use:
Ownership Entity:
Property Management
Firm:

Gross Site Area:

4.2 Building Summary

Visit Information

Apartment Complex Site Assessor: John Mika
Private Date of Site Visit: 06/12/2019
Weather: Partly Cloudy
Owner Temperature: 72 Degrees F
0.84 Acres Accompanied By: Building Owner

The apartment building consists of a wood framed 44,116 square foot (SF), two and a half (2.5) story, fifty seven unit (57)
apartment building, reportedly constructed in 1973. The apartment distribution consists of thirty six (36) one-bedroom, twelve
(12) two-bedroom and nine (9) efficiency dwelling units. The area of the individual dwelling units was not ascertained.
Surveys identifying the building and site area were not provided.

Maintenance at the Subject is reportedly the responsibility of owner. The Subject is generally in fair condition.

Building Name:

None provided.

Number of Floors:

Three including the basement.

Number of Rooms:

The apartment distribution consists of thirty six (36) one-bedroom, twelve (12)
two-bedroom and nine (9) efficiency dwelling units.

Number of Basement Levels:

One

Total Leasable Area:

Not disclosed.

Total Square Footage:

44,116 square feet reported.

Structure: Wood framed.

Exterior Walls: Stucco, face brick, wood and wood composite.

Roof: Ballasted EPDM rubber flat roof with asphalt shingles covering the sloped roofs.
Foundation: CMU block.

HVAC: Hot water boiler

Electrical: Pad mounted transformer, 200 amp 120/240 volt, fused, single phase mains, 40

amp circuit breaker distribution panels

Vertical Transportation: None
Years(s) Built 1973
Apartment Unit Types and Mix
Quantity Type Floor Area
36 One-bedroom Not disclosed
12 Two-bedroom Not disclosed
9 Efficiency Not disclosed
57 Total

4.3 Other Structures

There are no accessory structures associated with the subject.




4.0 Property Description (continued)

4.4 Accessibility to Disabled Persons

Description:

Recommendation:

The scope of this report is limited to a general overview of the subject improvements of common
public areas (of improvements considered to be Public Accommodations) based upon the
requirements of Title Il of the Americans with Disability Act (ADA). Per Title 1ll, disabled persons are
to be provided accommodations and access equal to, or similar to, that available to the general public
and requires that architectural and communication barriers in existing public accommodations be
removed if they are readily achievable and are not an undue burden. Most states and local
municipalities have adopted accessibility requirements that, in some cases, may be more stringent
than the ADA. The review of the subject property for compliance with state and local accessibility
requirements is beyond the scope of this report.

This facility was constructed prior to the 1992 implementation of the ADA. Our survey of the Subject
did not constitute an American with Disabilities Act (ADA) compliance audit and was based on visual
observations of a representative number of areas. No measurements were taken.

An ADA accessibility survey or compliance audit is recommended to establish quantities and costs
associated with ADA improvements. Alternatively, the Client may elect to include ADA improvements
in the scope of future improvement's, renovations or alterations. A major renovation or alteration of
the structure will likely require a certain percentage of the construction budget to be dedicated to ADA
improvements. This percentage is somewhat variable, but typically constitutes 10 to 20 percent of the
construction budget.

The purpose of this section is to identify certain obvious items that do not appear to be in general
conformance with the Title Il requirements; without inferring that correction of the reported items will
bring the property into total compliance with the ADA. While recommendations to correct or remove
noted barriers are provided herein, they do not constitute an opinion that elimination of the barriers is
readily achievable and not an undue burden as defined by the ADA. The owner must determine this
issue. The ADA is not intended to affect the contractual responsibilities existing in lease agreements
between owners and tenants. Typically, the tenant is responsible for reviewing and making readily
achievable accommodations in the tenants own lease/work space while the owner is responsible for
the common area improvements.

Improvements:
* None.
Observations:
» ADA accessibility is poor.
* No accessible ramps at the buildings.
* No accessible parking spaces.
* No accessible dwelling units or common areas.
* An ADA accessibility survey or compliance audit is recommended to establish quantities and

costs associated with future ADA improvements. Alternatively, the Client may elect to include
ADA improvements in the scope of future improvement's, renovations or alterations.

COST SUMMARY
[Recommendation | EUL | EFFAGE | RUL | Year | Cost |
Allowance for ADA compliance audit NA NA NA  Short $1,500



5.0 System Description
5.1 Site Elements
5.1.1 Topography

Description: The site grade at the Subject is generally level with storm water drainage at the building potentially
impacted by an inadequate positive slope away from the structure.

Observations:

» Evidence of moisture intrusion was observed in the basement, suggesting problems with the
site drainage and/or the site grade.

Recommendation: » Immediately correct site drainage and grading deficiencies, where practical, to reduce the
potential for moisture intrusion.
» Correct parking lot grade deficiencies when replacing the pavement.

COST SUMMARY
[Recommendation | EUL | EFFAGE | RUL | Year | Cost |
Site grading improvment allowance NA NA NA Immed $3,000

5.1.2 Storm Water Drainage

Description: Roof drainage is provided via perimeter scuppers connected to downspouts. The observed
downspout material is galvanized steel and aluminum.

Storm-water surface drainage is accomplished via sheet flow and flows in various directions,
generally away from the building. The storm-water flows off site to the municipal storm water
collection system.
Surface Water Bodies: None
Observations:

» Disconnected and leaking downspouts.

» Crushed downspout extensions.

» Downspouts discharge too close to the building.

» Evidence of moisture intrusion was observed in the basements, suggesting problems with the
site drainage and/or the site grade.

Recommendation: » Immediately repair disconnected and leaking downspouts, replace crushed extensions and
providing extensions where needed.
» The above repairs are anticipated to be below the $3,000 capital reserve threshold defined in
the ASTM E-2018-15 standards.

5.1.3 Ingress and Egress

Description: The Subject is accessible by vehicles at the western boundary, at Harriet Avenue South, via an
asphalt paved driveway on the south side of the building.

Observations:

» Ingress and egress at the Subject appears to be adequate based on the observed traffic
activity during the site visit.

» Survey documents were not provided. Easements, egress and ingress agreements were not
reviewed.
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5.0 System Description (continued)
5.1 Site Elements (continued)

5.1.3 Ingress and Egress (continued)

Recommendation: » Recommend investigating any potential documents associated with egress and ingress
easements.

5.1.4 Paving, Curbing, Parking

Description: Parking is provided at an open bituminous asphalt and gravel paved parking lot abutting pre-cast
concrete curb stops, landscaping and the building. Surface parking is provided for approximately fifty
(50) vehicles.

Observations:

» The asphalt surfaces are generally in fair to poor condition with areas of moderate to
significant cracking, settlement and deterioration observed. Previous maintenance repairs
were noted and the asphalt surfaces appeared to have been previously overlaid multiple
times.

» The parking spaces are not striped and no handicapped accessible marked parking spaces
are provided.

Recommendation: » Establish reserves for short term replacement of the parking surface and future maintenance
repairs. Costs associated with the repairs are provided in the reserve tables.

COST SUMMARY
[Recommendation | EUL | EFFAGE | RUL | Year | Cost |
Asphalt pavement - mill and overlay 30 15 15  Short $12,560
Asphalt Pavement - crack seal, seal coat, restripe 5 5 0 Short $2,512
6 $2,512
11 $2,512
Total $20,096
5.1.5 Flat-Work
Description: Flat-work at the Subject consists of cast-in-place concrete sidewalks at the west entrances. City

paved sidewalks are installed parallel to Harriet Avenue South on the west side of the Subject.
Observations:

» The flat-work is generally in good to fair condition.

» Trip hazards are present at the northeast entrance.

» Surface defects include minor to moderate cracks, settlement and spalling. The City may
potentially assess costs associated with City provided sidewalk to the Subjects property taxes.

Recommendation: * Immediately repair trip hazards at the northeast entrance.
» Recommend repairing or replacing damaged sections of flat-work. Seal cracks or replace
cracked sections. An allowance has been provided in the reserve tables.

COST SUMMARY

[Recommendation | EUL | EFFAGE | RUL | Year | Cost |

Locally repair concrete Sidewalk 50 Varies  Varies Immed $2,000
Short $1,000

Total $3,000
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5.0 System Description (continued)
5.1 Site Elements (continued)

5.1.6 Landscaping and Appurtenances

Description: Signs:

» Address numerals affixed to the west facade with metal parking space and towing company
signs affixed to the building and steel posts.

Landscaping:

» Landscaping at the Subject consists primarily of turf grass, shrubs and trees. The landscaping
is not provided with an irrigation system.

Fencing:
» Chain-link fencing is installed on the north and east boundaries.
Retaining Walls:

* Wood timber planters at the west exterior stairs and galvanized steel window wells at the
basement air conditioners

Exterior Lighting:
 Building mounted fixtures are present at the front and rear entries. The fixtures and lamps
appear to be incandescent and controlled by timers or photocells. Utility pole mounted High
Intensity Discharge (HID) fixtures illuminate Harriet Avenue.
Trash Receptacles:
» Trash receptacles are located on the north side of the parking lot.
Observations:

» The landscaping and appurtenances were in good to poor condition.

» The chain-link fence is leaning and damaged with missing and damaged vinyl privacy
screening woven into the links. .

» The metal parking space signs are worn and corroded.
» Loose light fixture on the northeast side of the building.

» Wood timbers are rotting at the planters.

A general allowance is provided in the reserve table for the following repairs; repair chain-link
fencing, light fixture and remove and/or replace parking signs.

Recommendation:

COST SUMMARY
[Recommendation | EUL | EFFAGE | RUL | Year | Cost |
General landscape and appurtenance maintenance repairs Varies  Varies  Varies Short $4,000

5.1.7 Recreational Facilities

None.
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5.0 System Description (continued)
5.1 Site Elements (continued)

5.1.8 Utilities

Description: The following utilities are provided at the Subject:

» Natural gas - Service is typically provided by Center Pointe Energy.
» Electrical - Service is typically provided by Excel Energy.
» Domestic water and sewer services are typically provided by the City of Minneapolis.

Observations:

 Utility bills were not provided to confirm the utility service vendors.

» The utilities appeared to provide adequate service to the building.

» The building is over 46 years old and the condition of the underground water and sewer pipes
was not ascertained.

» The primary transformer is buzzing, suggesting the windings are delaminating and potentially
failing.

Recommendation: * Recommend engaging a plumber to conduct a video bore scope inspection of the sewer
lateral.
» Engage the electric utility to evaluate the primary transformer.
» The above items are anticipated to be below the $3,000 capital reserve threshold defined in
the ASTM E-2018-15 standards.

COST SUMMARY
[Recommendation | EUL | EFFAGE | RUL | Year | Cost |
Video Inspection of the sewer laterals 50+ 91 -41  Immed $300

5.2 Structural Frame and Building Envelope

5.2.1 Foundation

Description: The foundation walls are constructed of concrete masonry unit block (CMU) and provided with a full
basement. The footings were not visible and building plans were not provided to review the specified
materials. The CMU foundation wall are assumed to be constructed atop cast-in-place concrete
spread footings.

Observations:

» The foundation appears to be in good condition. There were no significant cracks observed in
the visible foundation walls.

» Evaluation of the above grade walls revealed evidence of cracking in the stucco that could
potentially be attributed to typical minor settlement of the foundation or framing, or problems
with moisture intrusion in the wall assembly.

Recommendation: » As no significant deficiencies were identified, no major repairs or replacement of the structural
components are anticipated during the evaluation period.

5.2.2 Building Frame

Description: The visible portions of apartment building frame are constructed of CMU foundation walls supporting
the first and second story floor framing, wood framed walls and roof framing. A CMU fire partition wall
extends through the roof near the middle of the building. CMU framed walls are present above grade
at fire escapes. The floor and roof framing were not visible, but appear to be constructed of wood.
The basement floor is constructed of cast-in-place concrete. Building plans were not provided to
identify concealed building components.
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5.0 System Description (continued)

5.2 Structural Frame and Building Envelope (continued)

5.2.2 Building Frame (continued)

Observations:

The buildings frames are generally in good condition. Assessment of the buildings frames was
limited due to concealment by interior and exterior finishes. Where the structural components
were not directly visible, building finishes were observed for the presence of cracks or distress
that might indicate deficiencies in the underlying structure. No evidence of deflection, warp,
twist or vertical/horizontal misalignment and/or major corrosion or rot of the observed structural
components were identified during the site visit.

Evaluation of the above grade walls revealed evidence of cracking in the stucco that could
potentially be attributed to typical minor settlement of the foundation or framing, or problems

with moisture intrusion in the wall assembly.

Cracked ceramic floor tiles in some of the bathrooms suggests settlement or movement of the
wood framing.

Typical cracks were observed in the concrete basement floors.

Deteriorated and missing mortar at the CMU fire partition wall.

Recommendation: » Replace missing mortar at the CMU fire partition wall.
COST SUMMARY
[Recommendation | EUL | EFF AGE | RUL | Year | Cost |
Allowance to re-point the mortar at the affected portions of the 50 46 4 Short $3,000
CMU fire wall
5.2.3 Exterior Walls
Description: The exterior wall cladding consist of face brick veneer with T-111 wood composite siding at the

windows on the west wall and face brick veneer on the north and south walls. Hard-coat stucco is
provided on the east wall and portions of the north and south walls. Steel lintels support the face brick
veneer.

Observations:

The exterior face brick wall surfaces are generally in good to fair condition.

Some of the steel lintels are caulked which has the potential to trap moisture above the lintel.
Minor to moderate corrosion of the steel lintels was present throughout with some cracked
mortar observed on the west wall that is likely attributed to expansion of the corroding steel
lintels. Some of the lintels lintels should be replaced.

Deteriorated and missing sealant and mortar at the face brick walls are vulnerable to moisture
intrusion. Minor areas of deteriorated or spalling mortar, primarily at the air conditioners, and

general deterioration of the face brick and mortar were observed.

The stucco cladding is generally in fair condition, with minor to moderate cracks throughout the
building.

Areas of previous stucco repairs were observed.
The is no visible provision for drainage at the face brick and stucco finishes. This is generally

not a concern when applied over CMU walls, however, moisture accumulation between the
materials can result in cracking and deterioration of the veneer. This condition is a concern
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5.0 System Description (continued)

5.2 Structural Frame and Building Envelope (continued)

5.2.3 Exterior Walls (continued)

Recommendation: .

when applied over wood framing as moisture intrusion has the potential to rot the structural
wood framing. .

The buildings sealants are generally in fair to poor condition with unsealed areas and areas of
moderate to significant deterioration observed, particularly at the windows and cladding
interface at the wood, brick and stucco.

The T-111 engineered wood siding is missing flashing and was rotted in several areas.
Missing exhaust terminals at the clothes dryers.

Establish reserves to immediately replace the sealant at the windows, doors, expansion joints
and penetrations.

Immediately repair damaged face brick, wood and stucco. There is a potential for moisture
intrusion and structural damage at wood framed walls that could potentially increase the repair
costs significantly. Invasive moisture testing is highly recommended at the vulnerable areas.
Recommend invasive moisture testing at the damaged wood, brink and stucco cladding.
Establish reserves for steel lintel repair (painting) and replacement.

COST SUMMARY
|[Recommendation | EUL | EFFAGE | RUL | Year | Cost
Replace sealant at windows, doors and expansion joints 20 Varies  Varies Immed $15,000
Allowance to repair exterior wall cladding Varies 46 Varies Immed $18,750
Short $18,750
1 $18,750
2 $18,750
Allowance for invasive moisture testing NA NA NA  Short $3,000
Allowance for steel lintel repair and replacement 50 46 4 Short $15,000
Total $108,000
5.2.4 Roofing
Description: Flat and low-slope roofs:

The roof deck is covered with insulating board (reported R-22.2 value) and a rock ballasted ethylene
propylene diene monomer (M-class) synthetic rubber (EPDM) 45 mil membrane. The membranes
extend up the low parapet and canted edges to the formed metal parapet copings which, in turn,
extend around the perimeter of the roof. A fully adhered EPDM membrane is installed at the roofs
above the roof access doors. The roofing material at the front entries is constructed of painted steel.

Sloped roofs:

The sloped roofs are limited to the mansard roofs on the west side of the building. The roof covering
material is constructed of asphalt shingles. Vinyl roofing is installed at the east tenant entrance.

Observations:

The asphalt shingles are severely deteriorated and require immediate replacement.

The EPDM membranes were installed in 2002 and 2004 and appear to be in serviceable
condition.

Minor fastener, flashing and sealant defects were observed at the EPDM membranes.

Missing slip sheets and pads under the satellite dish mounts.

15



5.0 System Description (continued)

5.2 Structural Frame and Building Envelope (continued)

5.2.4 Roofing (continued)

Recommendation: .

Minor areas of shrinkage or bridging at the EPDM perimeters were noted.
The EPDM membranes are approaching the end of their 15 to 20 year expected useful lives.

The metal copings will potentially require replacement to accommodate additional roof
insulation, if additional insulation is required. R-30 is the current standard, however membrane
swaps are generally not required to upgrade insulation. The apartment building roofs will likely
require additional insulation (R-30 total) if completely torn off at the time of replacement.

Previous repairs were noted.

Immediately replace the asphalt shingles.

The EPDM roof is at the end of its expected useful life. Establish roof replacement reserves.
Costs associated with the repairs are provided in the reserve tables.

Establish replacement reserves for the metal coping/flashing if required to upgrade the roof
insulation.

Establish annual roof repair and maintenance reserves.

COST SUMMARY
|[Recommendation | EUL | EFFAGE | RUL | Year | Cost
EPDM roof membrane - Replacement reserves 15-20 17 Varies Short $20,187
1 $20,186
2 $20,186
3 $20,186
4 $20,186
5 $20,186
Roof maintenace and repair reserves NA NA NA 1 $750
2 $750
3 $750
4 $750
5 $750
6 $750
7 $750
8 $750
9 $750
10 $750
11 $750
12 $750
Roof coping replacement 25 25 0 Short $4,134
1 $4,134
2 $4,133
3 $4,133
4 $4,133
5 $4,133
Roof shingles 20 46 -26  Immed $11,250
Total $166,167
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5.0 System Description (continued)

5.2 Structural Frame and Building Envelope (continued)

5.2.5 Exterior and Interior Stairs

Description:

Recommendation:

Exterior stairs at the Subject consist of cast-in-place concrete stairs that are located at the east side
and west of the apartment building.

Interior stairs at the Subject consist of wood framed staircases with wood and steel handrails and
guardrails.

Observations:
» The exterior stairs are generally in serviceable condition.

» The east exterior stairs are in very poor condition with significant cracks, spalling, settlement
and deterioration.

» The interior stairs are in good condition. The interior handrails and guardrails generally do not
meet current standards but are typical for a building of this age. The hand rails do not return to
the wall. The handrails and guardrails are generally too low and the spacing between the
guardrail spindles are over 4 inches.

» The handrail in the basement staircase near the boiler room is broken.

» Some of the guardrails are loose.

« Immediately repair the broken handrail in the basement staircase near the boiler room and
loose stair guardrail/handrails as a part of routine maintenance.

5.2.6 Patio, Terrace, and Balcony

There are no patios, terraces or balconies provided at the subject.

5.2.7 Windows and Doors

Description:

Fenestration varies and includes aluminum framed, single glazed sliding glass windows in the
apartments with secondary/combination storm windows and screens. Fixed glazing is present at the
exterior entry door side lights and above grade apartment living rooms. The exterior doors include
aluminum framed hinged doors at the entrances and aluminum framed, double glazed, sliding glass
doors at the apartments.

The interior corridor fire doors are constructed of steel doors set in steel frames.

The apartment corridor doors appear to be constructed of solid wood. The observed apartment
corridor doors were provided with self closing door closing mechanisms.

The interior apartment doors are constructed of hollow core wood.
Observations:

» The apartment buildings doors and windows are generally near the end of their expected
useful lives but are generally in fair, serviceable, condition.

» The common area fire doors are not provided with lever type door hardware. This condition
could potentially limit egress for children and persons with disabilities.

» The fire door in the middle of the corridor/hall on the third floor binds on the frame and does
not fully close.

» The southeast entry door is difficult to operate and requires repair or replacement.
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5.0 System Description (continued)

5.2 Structural Frame and Building Envelope (continued)

5.2.7 Windows and Doors (continued)

Worn aluminum finishes at the window frames and condensation between the glazing,
attributed to broke gaskets/seals, was noted on some of the windows at the apartments sliding
glass doors.

The apartment interior and entry/fire doors are generally serviceable, however the doors had
worn finishes and cosmetic defects.

The condition of the buildings windows varies from good to poor. There were several broken,
cracked, and missing sashes, torn and missing screens and deteriorating aluminum finishes.
The window frames and sashes are generally serviceable, however the necessary repairs
should be completed at the defective windows. The windows will reach the end of their 50 year
expected useful life during the reserve term.

The windows in the staircase areas do not appear to be provided with safety glazing /
tempered glass.

Egress is below current standards in the basement apartments. The current standard requires
windows with minimum a net clear opening of 5.7 SF and a sill height not to exceed 44 inches.
The sill height at the installed windows is 48 inches.

Recommendation: » An allowance has been provided to replace the ageing windows with similar quality, double
glazed aluminum framed windows.
» An allowance has been provided to replace the ageing sliding glass doors with similar quality,
double glazed aluminum sliding glass doors.
* An allowance has been provided to replace the 1 hour fire rated apartment entry doors.
» An allowance has been provided to replace the interior apartment room doors.
« An allowance has been provided to replace the south exterior doors.
» Immediately repair cracked, broken and missing glazing.
* Immediately repair or replace the southeast entry door is difficult to operate as a part of routine
maintenance.
» Repair broken seals/gaskets between the panes or replace the glazing at the sliding glass
doors.
» Provide heavy grade, lever type door hardware at the fire and south entry/exit doors. Costs
associated with the repairs are provided in the reserve table.
» Immediately repair the third floor fire door as a part of routine maintenance.
COST SUMMARY
[Recommendation | EUL | EFFAGE | RUL | Year | Cost
Allowance to replace aging windows 50 46 4 Immed $7,285
Short $7,285
1 $7,285
2 $7,285
3 $7,286
4 $7,286
5 $7,286
6 $7,286
7 $7,286
8 $7,286
9 $7,286
10 $7,286
11 $7,286
12 $7,286
Allowance to replace apartment interior bedroom and bathroom 40 91 -51 1 $3,600

doors
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5.0 System Description (continued)
5.2 Structural Frame and Building Envelope (continued)

5.2.7 Windows and Doors (continued)

COST SUMMARY continued
|[Recommendation | EUL | EFFAGE | RUL | Year | Cost
$3,600
3 $3,600
4 $3,600
5 $3,600
6 $3,600
7 $3,600
8 $3,600
9 $3,600
10 $3,600
11 $3,600
12 $3,600
Allowance to replace fire door knobs with heavy grade lever type  NA NA NA Immed $10,500
hardware
Allowance to Install safety film at non-tempered staircase NA NA NA Immed $1,500
windows
Allowance to replace ageing sliding glass doors 50 46 4 1 $11,334
2 $11,334
3 $11,334
4 $11,334
5 $11,333
6 $11,333
7 $11,333
8 $11,333
9 $11,333
10 $11,333
11 $11,333
12 $11,333
Allowance to replace the 1 hour fire rated apartment entry doors. 40 46 -6 1 $2,850
2 $2,850
3 $2,850
4 $2,850
5 $2,850
6 $2,850
7 $2,850
8 $2,850
9 $2,850
10 $2,850
11 $2,850
12 $2,850
Allowance to repair glazing that is broken, cracked or missing or  NA NA NA Immed $5,000

with defective gaskets.

Total $332,400
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5.0 System Description (continued)

5.3 Interior Elements

5.3.1 Interior Finishes, Unit Types and Unit Mix/Building Area

Description:

Recommendation:

COST SUMMARY

The assessment was limited to nine (9) apartment interiors.

Typical finishes in the apartments consist of the following:

The interior wall and ceiling finishes are typically gypsum board. The interior wall finishes are
typically painted gypsum board with ceramic tiled walls located in the bathroom tub surrounds.
The electrical, laundry and boiler room ceilings and walls are typically consist of gypsum and
CMU block.

Floors are finished with a variety of materials, including; ceramic floor tile, vinyl tile, sheet vinyl,
engineered laminate and residential and commercial grade carpet.

Kitchen appliances at each unit include an electric range and refrigerator with dish washers
present in some of the apartments.

Observations:

The overall condition of the apartment interiors is fair. A spread sheet is attached to Appendix
C documenting the observed apartments condition.

Numerous defects were observed throughout the units and include, damaged cabinets and
counter-tops, worn and damaged flooring, damaged trim, water damaged walls and ceilings
likely attributed to previous plumbing and roof leaks above and previous repairs at the walls
and ceilings. Many of the previous repairs at the walls and ceilings are of marginal quality. The
cabinets, counter-tops, sinks and most appliances are generally serviceable.

The wall in the basement staircase near the boiler room is water damaged with elevated
moisture levels. Water stains were observed in on the boiler room walls.

Cracked tub surround wall tiles and previous repairs were noted at some of the bathrooms.
Some of the appliances appear to be beyond their expected useful lives.
Anti-tip safety devices are missing or ineffective at the observed kitchen ranges.

An itemized allowance has been provided to refurbish the apartment interiors and establish
reserves for flooring, cabinets, counter tops, sinks and kitchen appliances that are anticipated
to reach the end of their expected useful lives during the reserve term expected useful lives.
The costs are spread through the reserve term.

Immediately install ant-tip safety devices at the kitchen ranges and replace missing knobs or
controls. The repairs are anticipated to be below the $3,000 capital reserve threshold defined
in the ASTM E-2018-15 standards.

Engage an environmental professional to evaluate potential lead paint and suspect asbestos
(popcorn textured ceilings, kitchen exhaust duct insulation, boiler pipe elbow insulation,
storage room floors) containing materials.

[Recommendation

[ EUL [ EFFAGE | RUL | Year | Cost

Repair interior water damage at basement staircase NA NA NA  Short $1,000

Range

20 Varies  Varies 1 $2,137
$2,137
$2,137
$2,137
$2,137
$2,137
$2,138

N o ok~ N
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5.0 System Description (continued)

5.3 Interior Elements (continued)

5.3.1 Interior Finishes, Unit Types and Unit Mix/Building Area (continued)

COST SUMMARY continued

[Recommendation

Cost

Refrigerator

Cabinets sets for apartment units

Kitchen countertop and sink

Floor tile

[ EUL | EFF AGE | RUL | Year |
8

15

20

20

50

21

Varies

Varies

Varies

Varies

Varies

Varies

Varies

9
10
11

[y
N

© 00 ~NO O WN P

$2,138
$2,138
$2,138
$2,138
$2,138
$3,800
$3,800
$3,800
$3,800
$3,800
$3,800
$3,800
$3,800
$3,800
$3,800
$3,800
$3,800
$14,250
$14,250
$14,250
$14,250
$14,250
$14,250
$14,250
$14,250
$14,250
$14,250
$14,250
$14,250
$3,562
$3,562
$3,562
$3,562
$3,562
$3,562
$3,563
$3,563
$3,563
$3,563
$3,563
$3,563
$2,500
$2,500
$2,500
$2,500



5.0 System Description (continued)
5.3 Interior Elements (continued)

5.3.1 Interior Finishes, Unit Types and Unit Mix/Building Area (continued)

COST SUMMARY continued
|[Recommendation | EUL | EFFAGE | RUL | Year | Cost
$2,500
6 $2,500
7 $2,500
8 $2,500
9 $2,500
10 $2,500
11 $2,500
12 $2,500
Allowance for window treatments Varies  Varies  Varies 1 $950
2 $950
3 $950
4 $950
5 $950
6 $950
7 $950
8 $950
9 $950
10 $950
11 $950
12 $950
Repair and paint ceilings and walls 10 Varies  Varies 1 $4,750
2 $4,750
3 $4,750
4 $4,750
5 $4,750
6 $4,750
7 $4,750
8 $4,750
9 $4,750
10 $4,750
11 $4,750
12 $4,750
Allowance to test for lead paint and asbestos NA NA NA Immed $3,000
Repair or replace bathroom wall tile 75 Varies  Varies Short $5,261
1 $5,261
2 $5,261
3 $5,261
4 $5,261
5 $5,261
6 $5,262
7 $5,262
8 $5,262
9 $5,262
10 $5,262
11 $5,262
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5.0 System Description (continued)

5.3 Interior Elements (continued)

5.3.1 Interior Finishes, Unit Types and Unit Mix/Building Area (continued)

COST SUMMARY continued

|[Recommendation | EUL | EFFAGE | RUL | Year | Cost
12 $5,262

Bathroom vanities 20 Varies  Varies Short $3,070
1 $3,070
2 $3,070
3 $3,069
4 $3,069
5 $3,069
6 $3,069
7 $3,069
8 $3,069
9 $3,069
10 $3,069
11 $3,069
12 $3,069

Total $495,700

5.3.2 Common Areas

Description:

Common interior areas include the buildings entry and exit doors, common corridors, laundry facilities
and staircases. The building is provided with one laundry area containing four (4) washing machines
and five (5) gas clothes dryers. The gas dryers are owned and the washing machines are leased.
Typical finishes in the common areas consist of the following:

The interior wall and ceiling framing is covered with painted and textured gypsum board.

The laundry rooms ceilings and walls typically consist of plaster and CMU block.

Floors are finished with ceramic floor tile at the entries, basement corridors and laundry room and
commercial grade carpet in the above grade corridors. The electrical and boiler room floors are
unfinished concrete.

Portable fire extinguishers are located in the corridors, laundry room and boiler room.
Observations:

» The common area floors and wall are generally in serviceable condition.

» Water damaged ceilings and walls were observed in the common corridors with previous
repairs at the ceilings of marginal quality.

» The combustion air intake fan is inoperable.

* The gas dryer vent terminals are located below the combustion air intake. The condition
creates a potential for carbon monoxide to enter the building.

» The weather covers for the exterior dryer vent terminals are missing.

» Missing sediment traps at the gas dryer gas connectors.
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5.0 System Description (continued)
5.3 Interior Elements (continued)

5.3.2 Common Areas (continued)

Recommendation: * An itemized allowance has been provided to refurbish the common area flooring coverings.

» Repair previous water damage at the common area corridor walls and ceilings.

» Establish reserves for laundry equipment replacement. The reserve amount can be adjusted,
depending on the age of the equipment, which was not verified.

* Immediately repair the inoperable combustion air intake fan and reconfigure the location of the
inlet to avoid pulling combustion gasses back into the building as a part off routine
maintenance..

* Provide sediment traps at the dryer gas connectors as a part off routine maintenance.

COST SUMMARY
|[Recommendation | EUL | EFFAGE [ RUL | Year | Cost
Repair previous water damage at corridor walls and ceilings NA NA NA  Short $5,000
Allowance to replace common corridor floor coverings 10 40 -30  Short $10,000
Laundry room dryers 15 Varies  Varies Immed $285
Short $285
1 $285
2 $285
3 $286
4 $286
5 $286
6 $286
7 $286
8 $286
9 $286
10 $286
11 $286
12 $286
Total $19,000
5.4 Mechanical and Electrical Systems
5.4.1 Plumbing
Description: The visible plumbing pipes in the buildings consist of a copper water service pipe, copper and steel

distribution and heating pipes and cast iron and PVC drain, waste and vent pipes. The gas service
and distribution pipe material is steel. The water meter is located in the basement storage room and
the gas meter is located on the southeast exterior wall. All waste drainage is accomplished by gravity.

Domestic hot water is provided via a 500,000 BTU/hr natural gas fired water boiler coupled with a
storage tank. The domestic hot water heater is twenty two (22) years old.

The building is not provided with fire sprinkler system.

Observations:

» The dwelling unit kitchen and bathroom plumbing fixtures and faucets vary in age from newer
to original. The faucets and fixtures are generally in fair to good serviceable condition.

» A faucet leak was observed in apartment 108.

» The domestic water and boiler pipes are generally in good condition, where visible.
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5.0 System Description (continued)

5.4 Mechanical and Electrical Systems (continued)

5.4.1 Plumbing (continued)

Recommendation: .

Galvanized domestic water pipes were missing dielectric unions where connected to copper
supply pipes. The absence of dielectric unions can promote corrosion in the galvanized steel

pipes.

The domestic water supply is not provided with a backflow prevention device.

A gate valve is provided at the water service entrance.

A minor leak was observed at the boiler RPZ valve.

Previous leaks were reported and evidence of past leaks were observed.
Obsolete gas plug valves were observed throughout the building.

Most of the drain, waste and vent pipes were concealed and were not evaluated.

There is a potential that underground fuel storage tanks are present at the Subject, however
this was not determined and is beyond the scope of this evaluation.

Clean-out plugs were missing at the basement floor drains. There is a potential for sewer gas
to enter the building at the missing clean-out plugs.

The floor drains are corroded with missing or loose grates.

Missing backflow prevention devices at threaded faucets and hose bibs.
The domestic water boiler is past it's expected useful life of 15 years.
Vent pipe termination at the roof is too short.

Missing sediment traps at clothes dryer gas lines.

Establish replacement reserves for the domestic water heater.

Establish repair reserves to address plumbing defects noted in section 5.4.1 observations,
minor leaks and anticipated ongoing repairs to the aging supply, heat distribution and waste
pipes.

Immediately provide clean-out plugs for the floor drains to prevent sewer gas from entering the
building. This recommendation is anticipated to be below the $3,000 capital reserve threshold
defined in the ASTM E-2018-15 standards.

Repair faucet leak in apartment unit 108 as a part of routine maintenance.

Engage a drain cleaning professional to conduct a video bore scope inspection of the sewer
lateral.

Establish replacement reserves for the aging faucets and fixtures.

COST SUMMARY

|[Recommendation | EUL | EFFAGE | RUL | Year | Cost

Water heater 15 4-7 11-8 Short $8,000

Allowance for plumbing repairs NA NA NA  Short $2,307
1 $2,307
2 $2,307
3 $2,307
4 $2,308
5 $2,308
6 $2,308
7 $2,308
8 $2,308
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5.0 System Description (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.1 Plumbing (continued)

COST SUMMARY continued

|[Recommendation | EUL | EFFAGE | RUL | Year | Cost

9 $2,308

10 $2,308

11 $2,308

12 $2,308
Toilets 35 Varies  Varies 1 $2,850
2 $2,850
3 $2,850
4 $2,850
5 $2,850
6 $2,850
7 $2,850
8 $2,850
9 $2,850
10 $2,850
11 $2,850
12 $2,850
Cast iron enamel bathtub 40 Varies  Varies 1 $8,550
2 $8,550
3 $8,550
4 $8,550
5 $8,550
6 $8,550
7 $8,550
8 $8,550
9 $8,550
10 $8,550
11 $8,550
12 $8,550
Kitchen and bathroom faucet sets 25 Varies  Varies 1 $1,425
2 $1,425
3 $1,425
4 $1,425
5 $1,425
6 $1,425
7 $1,425
8 $1,425
9 $1,425
10 $1,425
11 $1,425
12 $1,425

Total $191,900
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5.0 System Description (continued)

5.4 Mechanical and Electrical Systems (continued)

5.4.2 Heating, Air Conditioning and Ventilation

Description:

The heating system consists of one (1), 1,550 MBH input, natural gas fired with heating fuel backup,
hot water boiler. The boiler is 46 years old. The hot water is distributed to the dwelling unit radiators
via circulation pumps located in the boiler room. Valves at the radiators control heat in the dwelling
units. Thermostats are located in the boiler rooms. An active (fan) fresh air intake provides
combustion air for the boiler room. A single boiler is provided with no provision for a redundant heat
source.

A reduced pressure zone (RPZ) valve was provided at the boiler make-up water supply.

The domestic hot water and heating boilers combustion gases are vented through steel vent
connectors, connected to a clay tile lined masonry chimney. Venting of the combustion gases is by
natural draft.

The dwelling units are provided with through-wall air conditioners.

The common corridors are provided with a provision for fresh air, however the powered rooftop
ventilators were inoperable. There is no cooling in the common areas.

The building ventilation is accomplished via operable windows, manually operated bathroom exhaust
fans with kitchen exhaust hoods.

Maintenance of the HVAC equipment is reportedly the owners responsibility.
Observations:
» The boiler is reportedly maintained regularly and reported to be in good operable condition.

» The boiler heat distribution pipes are insulated with potential asbestos containing materials at
the elbows, however this was not ascertained and is beyond the scope of this evaluation.

» The boiler is at or near the end of its expected useful life.

» The exterior boiler jacket was rusted through in some areas.

» The RPZ valve inspection tag was current.

* A minor leak was observed at the boiler RPZ valve.

» Obsolete plug or lube style gas valves were observed in the boiler room.
» Deteriorated and cracked masonry and mortar at the chimney.

» Missing rain cap and screen at the chimney

» The combustion air intake fan is inoperable.

» Dirty/obstructed screens at the combustion air intakes.

» The age of the air conditioners could not be determined.

» Some of the air conditioner sleeves were improperly sloped or damaged.
» The corridor rooftop powered ventilators are inoperable.

» A heating oil tank removal and installation permit were issued in April of 2005.
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5.0 System Description (continued)

5.4 Mechanical and Electrical Systems (continued)

5.4.2 Heating, Air Conditioning and Ventilation (continued)

Recommendation:

* Immediately repair the boiler room combustion air intake fan and clean the screen at the
intake. This recommendation is anticipated to be below the $3,000 capital reserve threshold

defined in the ASTM E-2018-15 standards.
* Repair the leaking RPZ valve as a part of routine maintenance.

» An allowance is provided in the reserve tables to provide a chimney rain cap and screen and

repair deteriorated and cracked masonry and mortar at the chimney.

» Engage the seller to review boiler inspection documents, including photos of the boiler tubes,

which are prone to failure as the boiler ages.
» Establish replacement reserves for the ageing boiler.
» Establish air conditioner replacement reserves.

» An allowance is provided in the reserve tables to repair or replace the corridor rooftop powered

ventilators.
* Repair improperly sloped and damaged air conditioner sleeves as a part of routine
maintenance.

COST SUMMARY

|[Recommendation | EUL | EFFAGE | RUL | Year | Cost

Chimney repair allowance 50 53 -3 Short $3,500

Allowance for boiler replacement 50 46 4 Short $10,000
1 $10,000
2 $10,000
3 $10,000
4 $10,000

Allowance for air conditioner replacement 10 Varies  Varies 1 $1,900
2 $1,900
3 $1,900
4 $1,900
5 $1,900
6 $1,900
7 $1,900
8 $1,900
9 $1,900
10 $1,900
11 $1,900
12 $1,900

Allowance to repair or replace corridor powered rooftop 25 46 -21  Short $6,000

ventilators

Total $82,300

5.4.3 Electrical

Description:

Underground utility service feeding two 120/240 volt, 600 amp mains disconnect switches. The
electric meters and switchgear are located in the electrical room. The apartments are individually
metered. The observed panel boards are provided with circuit breakers and are located in the
electrical room and each dwelling unit. The main disconnect switches for the dwelling unit panel

boards are rated at 100 amps and are located in the electrical room above the meters..

The observed distribution wire included metallic sheathed and non metallic sheathed copper wire.

Service Size:

The main electrical disconnects are fused and rated at 600 amp, 120/240 volt, single phase, 3 wire.
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5.0 System Description (continued)

5.4 Mechanical and Electrical Systems (continued)

5.4.3 Electrical (continued)

Recommendation:

Primary Transformers and Distribution Transformers:

Pad mounted primary transformer near the northeast entrance.

Grounding:

The primary electrical service is grounded at the water service entrance pipe.
Emergency Power:

None provided.

Interior Lighting:

A mix of compact fluorescent (CFL) and incandescent lamps and fixtures were provided in common
areas and the dwelling units

Exterior Lighting:

Building mounted flood lights are present at various areas east and west entries. Utility pole mounted
fixtures illuminate Harriet Avenue. The fixtures and lamps appear to be HID, CFL and incandescent
and are controlled by timers or photo cells.

Observations:

» Federal Pacific Stab-Lok panels are installed in the electrical room and apartments. There is a
potential fire or shock hazard with these defective panel boards/circuit breakers. Additional
information is available @ http://www.ismypanelsafe.com/fpe.aspx and
http://inspectapedia.com/fpe/fpepanel.htm

» Inoperable lamps and missing globes were observed at various fixtures in the common
corridors and apartments.

 Light fixtures that are not approved for wet areas were observed in some of the bathrooms.

» Cover plates were missing at a small number of receptacles, switches and junction boxes in
the boiler room and in units that were being painted.

» Broken outlet in the bedroom at apartment 108.

» Receptacles servicing/near roof drain electric heating elements, the laundry room sinks,
kitchen sinks and some bathrooms sinks are not protected with Ground Fault Circuit
Interrupters (GFCI).

» Arc Fault Circuit Interrupters (AFCI) are not provided.
* An old fuse panel in the boiler room is missing a fuse blank and is a shock hazard.

* Immediately replace missing cover plates.

» Immediately replace the damaged outlet in the bed room at apartment 108.

» Immediately replace the missing smoke detectors and inoperable smoke detectors.

* Replace inoperable lamps at the inoperable light fixtures and assess further.

» The above repairs are anticipated to be below the $3,000 capital reserve threshold defined in
the ASTM E-2018-15 standards.

» Immediately replace defective FPE Stab-Lok panels.

» Immediately provide a fuse black for the fuse panel in the boiler room.
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5.0 System Description (continued)
5.4 Mechanical and Electrical Systems (continued)

5.4.3 Electrical (continued)

COST SUMMARY
[Recommendation | EUL | EFFAGE | RUL | Year | Cost |
Provide GFCI receptacles or GFCI breakers NA NA NA  Short $3,000
Allowance to replace defective FPE Stab-Lok panels 5 NA NA Immed $48,750
Total $51,750

5.5 Vertical Transportation

5.5.1 Elevators and Vertical Transportation

The building is not provided with an elevator. Maria Dahlen, the Records Management Specialist at the City of Minneapolis,
provided the building permit and code violation history.

5.6 Life Safety/Fire Protection
5.6.1 Sprinklers and Standpipes

The building is not provided with a fire sprinkler system.

5.6.2 Alarm Systems

Description: The Building is provided with a remotely monitored central fire alarm system.

Battery operated smoke alarms and carbon monoxide alarms in the apartments. Hard wired smoke
detectors in the common corridors and boiler room.

Observations:

» Most of the emergency lights were damaged or inoperable. Suspect inoperable lamps or
batteries.

» Missing and inoperable smoke alarms and carbon monoxide alarms in various apartment, the
locations are identified in the attached apartment condition spread sheet

» Missing carbon monoxide alarms outside of the boiler rooms and in the corridors.
» The corridor smoke alarms were not tested and appear to be past their expected useful lives.

» Missing glass at some of the fire extinguisher cabinets.

Recommendation: » Immediately repair the emergency exit signs and emergency lighting, replace old smoke
alarms in the common corridors and provide carbon monoxide detectors in the common
corridors. An allowance is provided in the reserve table.

* Immediately provide carbon monoxide alarms outside of the boiler room and in the corridors.

» Immediately repair or replace missing and inoperable carbon monoxide alarms and smoke
detectors in the apartments.

* Replace missing glass at the fire extinguisher cabinets as a part of routine maintenance.

COST SUMMARY
[Recommendation | EUL | EFF AGE | RUL | Year | Cost |
Fire alarm equipment repairs Varies  Varies  Varies Immed $3,000
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5.0 System Description (continued)
5.6 Life Safety/Fire Protection (continued)
5.6.3 Other Systems

Description: The buildings are provided with an intercom system with a call station located in the front vestibule
and communicators in the apartments. The apartment communicators were reported as inoperable by
the owner. It was reported that the call station communicates with the tenants telephones and is
reported as operable.

Recommendation: * Repair or replace the apartment communicators, if necessary.
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6.0 Document Review and Interviews

6.1 Building and Fire Code Compliance

John Mika engaged the City of Minneapolis to obtain the following documents and information related to the site:

* Building permits

* Building code violations
» Fire code violations

e Zoning code violations

Maria Dahlen at the City of Minneapolis provided the aforementioned documents. The documents are attached to Appendix
C.

Upon reviewing the documents, a moisture intrusion issue in apartment #112 has not been resolved and the following
administrative actions are pending:

2019 SPECIAL ASSESSMENTS

Case Number Year Case Type Description Status Total Fee

CE1185091 2019 Nuisance  Nuisance Rubbish Admin Fee, Nuisance Rubbish Job Fee Pending $245.75
CE1189423 2019 FIS FIS Citation - 1 FIS Citation Late Fee - 1 Pending $275.00
CE1199016 2019 Nuisance Nuisance Rubbish Admin Fee, Nuisance Rubbish Job Fee Pending $450

A summary of the historic violations are documented in the "City of Minneapolis Property Information -- Special
Assessments" document attached to Appendix C.

6.2 Document Review

John Mika engaged the City of Minneapolis to obtain the following documents and information related to the site:

* Building permits

» Building code violations
» Fire code violations

« Zoning code violations

Maria Dahlen at the City of Minneapolis provided the aforementioned documents. The documents are attached to Appendix
C.

A review of the documents did not reveal any open building permits. Building and fire code compliance items are discussed
in section 6.1 of the report.

6.3 Interviews

The following personnel from the facility were interviewed in the process of conducting the PCA:

Contact Title Association Telephone No.

Building Owner Building Owner Building Owner Not Provided
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7.0 Out of Scope Considerations
7.1 Flood Plain

Minnesota Inspections reviewed the Flood Insurance Rate Map Number 27053C0358F published by the Federal Emergency

Management Agency (FEMA) and dated November 4th, 2016. According to this map the Subject is located in Zone: X, an
area of minimal flood hazard.

Flood Plain Designation: Zone X is the area determined to be outside the 500-year floodplain with less than a 0.2% annual
probability of flooding.

7.2 Moisture Intrusion

Repair recommendations are provided in sections 5.2.3 and 5.3.1. Upon reviewing documents provided by the City of
Minneapolis, a moisture intrusion issue in apartment #112 has not been resolved.

7.3 Seismic Zone

According to the 1997 Uniform Building Code Seismic Zone Map of the United States, the Property is located in Seismic
Zone 0, an area of low seismic risk.
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2525 Apartments

2525 Avenue
Minneapolis, MN 55405
July 31, 2019
Project Number: 2208

Item Quantity | Unit Unit Cycle Replacement | Immediate Total | Short Term Total

Cost Replacement Percent

4.4 ACCESSIBILITY TO DISABLED PERSONS
Allowance for ADA compliance audit 1 | Ls | $1500.00 | $1,500 | 100% | $0 | $1,500
5.1.1 TOPOGRAPHY
Site grading improvment allowance 1 | Ls | $3000.00 | $3,000 | 100% | $3,000 | $0
5.1.4 PAVING, CURBING, PARKING
Asphalt pavement - mill and overlay 12,560 SF $1.00 $12,560 100% $0 $12,560
Asphalt Pavement - crack seal, seal coat, restripe 12,560 | SF $0.20 $2,512 300% $0 $2,512
5.1.5 FLAT-WORK
Locally repair concrete Sidewalk 1] ts | s300000] $3,000 | 100% | $2,000 | $1,000
5.1.6 LANDSCAPING AND APPURTENANCES
General landscape and appurtenance maintenance repairs 1 | LS $4,000.00 | $4,000 | 100% | $0 | $4,000
5.1.8 UTILITIES
Video Inspection of the sewer laterals 2 | EA $150.00 | $300 | 100% | $300 | $0
5.2.2 BUILDING FRAME
Allowance to re-point the mortar at the affected portions of the CMU fire wall 1 | Ls | $3000.00 | $3,000 | 100% | $0 | $3,000
5.2.3 EXTERIOR WALLS
Replace sealant at windows, doors and expansion joints 5,000 LF $3.00 $15,000 100% $15,000 $0
Allowance to repair exterior wall cladding 1 LS $75,000 $75,000 100% $18,750 $18,750
Allowance for invasive moisture testing 1] LS $3,000.00 $3,000 100% $0 $3,000
Allowance for steel lintel repair and replacement 1 LS $15,000.00 $15,000 100% $0 $15,000
5.2.4 ROOFING
EPDM roof membrane - Replacement reserves 14,249 SF $8.50 $121,117 100% $0 $20,187
Roof coping replacement 800 LF $31.00 $24,800 100% $0 $4,134
Roof shingles 45 SQ $250.00 $11,250 100% $11,250 $0
5.2.7 WINDOWS AND DOORS
Allowance to replace aging windows 102 EA $1,000.00 $102,000 100% $7,285 $7,285
Allowance to replace fire door knobs with heavy grade lever type hardware 21 EA $500.00 $10,500 100% $10,500 $0
Allowance to Install safety film at non-tempered staircase windows 1| Ls $1,500.00 $1,500 100% $1,500 $0
Allowance to repair glazing that is broken, cracked or missing or with defective gaskets. 1 LS $5,000.00 $5,000 100% $5,000 $0
5.3.1 INTERIOR FINISHES, UNIT TYPES AND UNIT MIX/BUILDING AREA
Repair interior water damage at basement staircase 1 EA $1,000.00 $1,000 100% $0 $1,000
Allowance to test for lead paint and asbestos 1| Ls $3,000.00 $3,000 100% $3,000 $0
Repair or replace bathroom wall tile 57 EA $1,200.00 $68,400 100% $0 $5,261
Bathroom vanities 57| EA $700.00 $39,900 100% $0 $3,070
5.3.2 COMMON AREAS
Repair previous water damage at corridor walls and ceilings 1| Ls $5,000.00 $5,000 100% $0 $5,000
Allowance to replace common corridor floor coverings 1 LS $10,000.00 $10,000 100% $0 $10,000
Laundry room dryers 5| EA $800.00 $4,000 100% $285 $285
5.4.1 PLUMBING
Water heater 1] EA $8,000.00 $8,000 100% $0 $8,000
Allowance for plumbing repairs 1 LS $2,500.00 $2,500 1200% $0 $2,307
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2525 Apartments

2525 Avenue
Minneapolis, MN 55405
July 31, 2019
Project Number: 2208

Item Quantity | Unit Unit Cycle Replacement | Immediate Total | Short Term Total

Cost Replacement Percent
5.4.2 HEATING, AIR CONDITIONING AND VENTILATION
Chimney repair allowance 1 LS $3,500.00 $3,500 100% $0 $3,500
Allowance for boiler replacement 1| EA $50,000.00 $50,000 100% $0 $10,000
Allowance to repair or replace corridor powered rooftop ventilators 2 LS $3,000.00 $6,000 100% $0 $6,000
5.4.3 ELECTRICAL
Provide GFCI receptacles or GFCI breakers 1 LS $3,000.00 $3,000 100% $0 $3,000
Allowance to replace defective FPE Stab-Lok panels 75| EA $650.00 $48,750 100% $48,750 $0
5.6.2 ALARM SYSTEMS
Fire alarm equipment repairs 1] ts | s300000 $3,000 100% $3,000 30
Total Repair Cost $129,620 $150,351
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2525 Apartments

2525 Avenue
Minneapolis, MN 55405
July 31, 2019
Project Number: 2208

Item EUL | EFF | RUL | Quantity [ Unit | Unit Cycle | Replace | Year Year Year Year Year Year Year Year Year Year Year Year Total

AGE Cost | Replace | Percent 1 2 3 4 5 6 7 8 9 10 11 12 Cost

5.1.4 PAVING, CURBING, PARKING
Asphalt Pavement - crack seal, seal coat, restripe | 5 | 5 | 0 | 12,560 | SF | $0.20 | $2,512 | 300% | | | $2,512 | $2,512 | $5,024
5.2.3 EXTERIOR WALLS
Allowance to repair exterior wall cladding | Varies | 46 | Varies | 1 | LS | $75,000 | $75,000 | 100% | $18,750 | $18,750 | | | $37,500
5.2.4 ROOFING
EPDM roof membrane - Replacement reserves 15-20 17 | Varies 14,249 SF $8.50 $121,117 100% $20,186 $20,186 $20,186 $20,186 $20,186 $100,930
Roof maintenace and repair reserves NA NA NA 1 LS $750 $750 1200% $750 $750 $750 $750 $750 $750 $750 $750 $750 $750 $750 $750 $9,000
Roof coping replacement 25 25 0 800 LF $31.00 $24,800 100% $4,134 $4,133 $4,133 $4,133 $4,133 $20,666
5.2.7 WINDOWS AND DOORS
Allowance to replace aging windows 50 46 4 102 EA $1,000 $102,000 100% $7,285 $7,285 $7,286 $7,286 $7,286 $7,286 $7,286 $7,286 $7,286 $7,286 $7,286 $7,286 $87,430
Allowance to replace apartment interior bedroom and 40 91 -51 108 | EA $400 $43,200 100% $3,600 $3,600 $3,600 $3,600 $3,600 $3,600 $3,600 $3,600 $3,600 $3,600 $3,600 $3,600 $43,200
bathroom doors
Allowance to replace ageing sliding glass doors 50 46 4 68| EA $2,000 $136,000 100% $11,334 $11,334 $11,334 $11,334 $11,333 $11,333 $11,333 $11,333 $11,333 $11,333 $11,333 $11,333 $136,000
Allowance to replace the 1 hour fire rated apartment 40 46 -6 57 EA $600 $34,200 100% $2,850 $2,850 $2,850 $2,850 $2,850 $2,850 $2,850 $2,850 $2,850 $2,850 $2,850 $2,850 $34,200
entry doors.
5.3.1 INTERIOR FINISHES, UNIT TYPES AND UNIT MIX/BUILDING AREA
Range 20 | Varies | Varies 57| EA $450 $25,650 100% $2,137 $2,137 $2,137 $2,137 $2,137 $2,137 $2,138 $2,138 $2,138 $2,138 $2,138 $2,138 $25,650
Refrigerator 15 | Varies | Varies 57 EA $800 $45,600 100% $3,800 $3,800 $3,800 $3,800 $3,800 $3,800 $3,800 $3,800 $3,800 $3,800 $3,800 $3,800 $45,600
Cabinets sets for apartment units 20 | Varies 57| EA $3,000 $171,000 100% $14,250 $14,250 $14,250 $14,250 $14,250 $14,250 $14,250 $14,250 $14,250 $14,250 $14,250 $14,250 $171,000
Kitchen countertop and sink 20 | Varies | Varies 57 EA $750 $42,750 100% $3,562 $3,562 $3,562 $3,562 $3,562 $3,562 $3,563 $3,563 $3,563 $3,563 $3,563 $3,563 $42,750
Floor tile 50 | Varies | Varies 3,000 | SF $10.00 $30,000 100% $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $30,000
Allowance for window treatments Varies | Varies | Varies 57 EA $200 $11,400 100% $950 $950 $950 $950 $950 $950 $950 $950 $950 $950 $950 $950 $11,400
Repair and paint ceilings and walls 10 | Varies | Varies 57 EA $1,000 $57,000 100% $4,750 $4,750 $4,750 $4,750 $4,750 $4,750 $4,750 $4,750 $4,750 $4,750 $4,750 $4,750 $57,000
Repair or replace bathroom wall tile 75 | Varies | Varies 57 EA $1,200 $68,400 100% $5,261 $5,261 $5,261 $5,261 $5,261 $5,262 $5,262 $5,262 $5,262 $5,262 $5,262 $5,262 $63,139
Bathroom vanities 20 | Varies | Varies 57| EA $700 $39,900 100% $3,070 $3,070 $3,069 $3,069 $3,069 $3,069 $3,069 $3,069 $3,069 $3,069 $3,069 $3,069 $36,830
5.3.2 COMMON AREAS
Laundry room dryers | 15 | Varies | Varies | 5 | EA | $800 | $4,000 100% | $285 | $285 | $286 $286 $286 $286 | $286 $286 $286 $286 $286 | $286 $3,430
5.4.1 PLUMBING
Allowance for plumbing repairs NA NA NA 1 LS $2,500 $2,500 1200% $2,307 $2,307 $2,307 $2,308 $2,308 $2,308 $2,308 $2,308 $2,308 $2,308 $2,308 $2,308 $27,693
Toilets 35 | Varies | Varies 57| EA 