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Dear Mr. Kramer: 
 
Attached is our PCR outlining the general physical conditions observed on July 27, 2016 during our 
walk-through survey, complete with our Opinions of Costs to remedy deferred maintenance and 
existing physical deficiencies along with our Modified Capital Reserve Schedule.  The scope of this 
assignment, methodology, protocol, and limiting conditions are outlined within this PCR.  The report 
was prepared solely for the use of Orlando Industrial 3 RE, LLC and any party specifically referenced 
in Section 1.1.  No other party shall use or rely on this report or the findings herein, without the prior 
written consent of CBRE. 
 
This PCR is being submitted as a DRAFT.  There may be additional information concerning the 
property that is still in the process of being solicited, evaluated, and/or incorporated within this PCR.  
Such information may impact our Opinions of Costs.   
 
Sincerely, 
 
CBRE, Inc. – ASSESSMENT AND CONSULTING SERVICES 
DRAFT   

Douglas McKean 
Project Management Director 
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SUMMARY 

A. General Description 

Goldenrod CommerCenter (the “Subject”) is an approximately 10-year-old (completed in 
2006), 78,646-SFG, single-story flex-space facility located in Orlando, Florida.  The 
Subject consists of three buildings.  Ingress and egress are provided via one point along 
North Goldenrod Road to the east.  Parking is provided on-grade for approximately 136 
vehicles.   

Construction consists of concrete slab-on-grade foundations and pre-engineered steel 
framing at the superstructures.  The façade systems consist predominantly of gray painted 
CMU along the base of the walls and beige or blue prefinished corrugated metal siding.  
The low-slope roofs are surfaced with galvanized corrugated metal roofing.  Domestic 
water is centrally metered.  Water supply piping within the buildings consists of a 
combination of copper and CPVC plastic tubing.  Domestic hot water at some tenant 
spaces is produced by electric-resistance tank type DWH’s.  The tenant spaces are heated 
and cooled by individual DX split-systems with grade-mounted air-cooled condensers.  The 
tenant spaces have individual 120/208-volt 3-phase electrical services.  Electricity is 
individually metered.  The buildings are equipped with fire sprinkler systems and fire alarm 
systems.  The Subject is without elevators.  Property management is independent of 
ownership.   

B. Physical Condition 

Generally, the Subject was considered to be in good condition.  Of importance, there was 
no evidence of any apparent, major structural or mechanical distress that was observed to 
be prevalent.  The Subject exhibited normal and expected wear and tear commensurate 
with its age.   

It was evident from our survey that the Subject has been the recipient of an adequate level 
of preventive maintenance provided by various service firms and the Subject’s maintenance 
staff.  However, due to the Subject’s age, many of the recurring replacement items such as 
exterior painting and asphalt paving will necessitate replacement over the reserve term.  
The rate of failure of such systems and components will accelerate as these systems exceed 
their typical EULs.   

It was evident from our survey that the Subject has been the recipient of an adequate level 
of preventive maintenance over the years considering the age of the buildings.  With the 
exception of some isolated physical deficiencies, we did not observe any pervasive and 
extensive deferred maintenance.  Considering the Subject’s age, it is advisable to budget 
monies for the expected accelerated increase in the rate of major systems necessitating 
replacement in the years to follow. 
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From information provided by property management, it is our understanding that servicing 
and replacement of mechanical systems, is the responsibility of tenants.  This position has 
been taken into account with respect to developing Opinions of Costs to remedy observed 
deficiencies and with respect to developing modified replacement reserves.   

No material, significant physical deficiencies were observed that require extensive monies to 
remedy at this time.  However, there were some deficiencies observed that warrant 
mentioning.  

 Isolated areas of asphalt pavement at the interior roadways are deteriorated.   

It is our opinion that the RUL of the property is at least an additional 35-years, and it can 
be used for its intended purposes for the same period, provided that: recommended repairs 
identified within this report are completed, physical improvements receive continuing 
maintenance, and the various components and/or systems are replaced or repaired in a 
timely basis as needed.  

C. Opinions of Cost 

1. Deferred Maintenance and Existing Physical Deficiencies 

Based upon the criteria established in the Opinions of Costs section of this report, 
we recommend the following preliminary budgets to remedy the observed physical 
deficiencies: 

Immediate 
Short Term 
(0-1 Year) 

$0 $7,000 
 

2. ADA Related Costs 

An abbreviated, limited scope visual survey was conducted by CBRE.  Based upon 
such survey, we recommend the following preliminary budget to effect 
improvements that ownership may decide are “readily achievable”: $0.   

3. Modified Capital Reserve Expenditures  

Based on a 12-year evaluation term, estimated requirements for Modified Capital 
Reserve Expenditures are: 

 $/SFG/Year Aggregate 

Un-inflated $0.14 $134,150 

Inflated $0.18 $166,000 
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D. Recommendations for Additional Investigations and Concerns 

There are no additional investigations required at this time.   

E. Municipal Agency and Requested Documentation Review Follow-up 

Responses to CBRE’s FOILs have yet to be received from the: 

 Building Department 

 Fire Department 

 Zoning Department 

Additionally, CBRE has not received a copy of the CO for the Subject.   

F. Moisture or Mold Issues 

Based upon our representative observations, CBRE did not observe visual indications of the 
presence of mold conditions conducive to mold, or evidence of substantial water infiltration 
or water damage.  No current or past mold or mold-related issues were reported by 
property management.   

This assessment does not constitute a preliminary or comprehensive mold survey of the 
buildings.  The reported observations and conclusions are based solely on interviews with 
management personnel available on-site and conditions as observed in readily accessible 
areas of the buildings on the assessment date.   
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1. PURPOSE AND SCOPE 

1.1. Purpose 

Orlando Industrial 3 RE, LLC (the “Client”) contracted with CBRE, Inc., a 
Delaware corporation, (CBRE”) to conduct a PCA for the purposes of rendering 
an opinion of the Subject’s general physical condition as of the day of our site 
visit, in accordance with the scope and terms of our agreement with the Client 
and to prepare a None (PCR).  A PCA cannot wholly eliminate the uncertainty 
regarding the presence of physical deficiencies and/or the performance of the 
Subject property’s building systems.  This was a “walk-through” survey.  It was not 
the intent of this survey to be technically exhaustive, nor to identify every existing 
physical deficiency.  Preparation of this PCR is intended to reduce, but not 
eliminate, the uncertainty regarding the potential for component or systems failure 
and to reduce the potential that such component or system may not be initially 
observed.  There may be physical deficiencies that were not easily accessible for 
discovery, readily visible, or which could have been inadvertently overlooked.  The 
results of our observations, together with the information gleaned from our 
research and interviews, were extrapolated to form both the general opinions of 
the Subject's physical condition and the Opinions of Costs to remedy the physical 
deficiencies.  This PCR must be used in its entirety, which is inclusive by reference 
to the agreement and limiting conditions under which it was prepared. 

THIS REPORT IS THE PROPERTY OF CBRE AND THE CLIENT AND WAS 
PREPARED FOR A SPECIFIC USE, PURPOSE, AND RELIANCE AS DEFINED 
WITHIN THE AGREEMENT BETWEEN CBRE AND THE CLIENT AND THIS 
REPORT.  THIS REPORT MAY NOT BE USED OR RELIED UPON BY ANY OTHER 
PARTY WITHOUT THE EXPRESS WRITTEN PERMISSION OF CBRE.  THERE SHALL 
BE NO THIRD PARTY BENEFICIARIES, INTENDED OR IMPLIED, UNLESS 
SPECIFICALLY IDENTIFIED HEREIN.    

1.2. Scope 

The scope of this survey included the following: 

1.2.1. A single site visit consisting of a “walk-through” survey and 
representative observation of a minimum of approximately 10% of the 
warehouse space, base building support areas, systems, roof, etc.  This 
PCA was not a building code, safety, regulatory, or environmental 
compliance inspection.   
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1.2.2. This building survey was conducted from street level and/or balcony 
level.  The riding of scaffolding equipment was outside the scope of this 
PCA. 

1.2.3. Neither physical nor invasive tests were conducted, nor were any 
samples collected or materials removed.  Therefore, CBRE makes neither 
representations nor warranties regarding the moisture resistance of EIFS, 
curtainwalls, or other building envelope systems that would not otherwise 
be readily observable.  Therefore, the waterproof integrity of such 
systems is considered outside the scope of this PCA. 

1.2.4. Inquiries made of the municipal building department to determine 
whether there were any material code violations on file.  Code 
compliance inspections of the systems and components of premises, 
however, were beyond the scope of the Services provided.  

1.2.5. The taking of photographs to document existing conditions, 
representative areas or systems, significant deficiencies, and/or evidence 
of deferred maintenance. 

1.2.6. Preparation of Opinions of Costs, in accordance with ASTM E 2018-15, 
to remedy the material physical deficiencies observed and to prepare a 
Modified Capital Reserve Schedule. 

1.2.7. Preparation of a PCR in accordance with ASTM E 2018 - 15 “Standard 
Guide for Property Condition Assessments: Baseline Property Condition 
Assessment Process” as modified herein.  Refer to the Exhibits for a 
schedule of issues that are outside the scope of an ASTM PCA survey.   

1.2.8. No measurements or counts of systems, components, floor areas, 
rooms, etc. or calculations were prepared. 

1.2.9. This limited scan is not to be construed as a mold survey, which entails a 
thorough specific inspection and also often includes destructive testing 
or the survey of areas behind walls, above ceilings, in tenant spaces and 
in other typically inaccessible areas.  Moreover, CBRE does not warrant 
that all mold at the Subject has been identified, as mold may exist in un-
inspected areas or may have occurred subsequent to our site survey.  
During our survey, CBRE surveyed a minimum of approximately 10% of 
the warehouse space and at least 10% of the common areas.  CBRE 
also performed interviews with property management concerning the 
potential for mold growth and HVAC maintenance history.   
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1.2.10. A survey to opine on indoor air quality is explicitly excluded. 
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2. PROCEDURES AND PROTOCOL 

This survey consists of interrelated components that assisted CBRE in formulating the 
opinions expressed herein.  The scope and extent of CBRE's site visit and the Opinions of 
Costs to remedy the significant physical deficiencies are both affected by the timeliness and 
completeness of information disclosed by ownership or the Client and as a result of our 
research and interviews. 

2.1. Documentation Review 

Upon being awarded this assignment, CBRE issued a written request to the owner 
or his agent to provide CBRE with certain information and/or documentation to 
review on behalf of the Client, which was specifically intended to identify or assist 
in the identification of: patent and latent physical deficiencies as well as any 
preceding or ongoing efforts to remedy same; the costs to investigate or 
remediate the physical deficiencies; or a combination thereof.   

The Documentation & Information Checklist and a Pre-survey Questionnaire & 
Disclosure Statement (collectively, the “Checklists”) were forwarded to the property 
manager or ownership to be completed and returned to CBRE prior to our site 
visit.  The Checklists requested such information as:  CO; safety inspection 
records; roof warranty information; age of pertinent building systems (roofing, 
paving, plumbing, heating, air conditioning, electrical, etc.); historical costs for 
repairs, improvements, recurring replacements, etc.; pending proposals for or 
executed contracts for repairs, improvements, forensic studies, or planned  or 
future work; outstanding citations for building, fire, and zoning violations; any 
ADA survey and status of any improvements to implement same; and any 
previously prepared PCRs or building technical forensic studies.  Refer to the 
Exhibits for copies of these documents.   

CBRE shall have no obligation to retrieve or review any information that was not 
provided to CBRE in a reasonable time to formulate an opinion and to complete 
this PCR.  If such information appeared reasonable, it was relied upon by CBRE in 
forming its opinions.   

CBRE’s Checklists were returned completed but not signed by the property 
manager or ownership.  The Checklists inquired of latent defects, the discovery of 
which is beyond the scope of this survey, and historical repairs and improvements.  
Obtaining this information prior to our site visit is part and parcel of this PCA’s 
due diligence process.  It was to assist our research to discover chronic problems, 
the extent of repairs and their costs, pending repairs and improvements, and 
existing physical deficiencies.  Drawings were not made available for our review in 
our offices as requested in order for CBRE to become generally familiar with the 
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scope of the Subject.  The purpose of reviewing the drawings was to assist CBRE 
in becoming generally familiar with the scope of the Subject.  It is beyond the 
scope of this survey to utilize the drawings and/or specifications to conduct a 
compliance survey of the as-built conditions with the contract documents; to 
specifically examine any system, component, or construction detail; or to utilize 
such documents for developing Opinions of Costs to remedy observed 
deficiencies.   

2.2. Site Visit  

The site visit consisted of a visual walk-through survey of the Subject’s easily 
accessible and readily observable areas to note significant deferred maintenance 
and the general condition of major components and systems.  The facade and 
visible portions of the roof were also observed with the use of a telephoto camera 
lens.  HVAC, mechanical, plumbing, and electrical equipment not in operation at 
the time of the site visit was not turned-on nor operated by CBRE, nor was any 
exploratory probing, dismantling, or removing any component, device, or piece of 
equipment, whether bolted, screwed, held in-place (mechanically or by gravity), 
secured, or fastened by any other means, conducted.  This was a non-intrusive 
visual survey that does not include or encompass the opening, lifting, or removal 
of equipment panels, ceiling tiles, and other barriers or closures for observation of 
systems or components.  HVAC, mechanical, and electrical equipment not 
normally operated by the occupants was neither operated nor tested by CBRE.   

Prior to our site visit, CBRE contacted the owner or the owner’s agent to request 
that (1) representative areas be made available during our site visit so that CBRE’s 
Field Observer would be able to conduct representative observations and (2) to 
provide a Point of Contact (POC) for interview purposes who was knowledgeable 
about the Subject's physical condition, latent defects, and/or historical repairs, if 
any.   

2.3. Research and Interviews 

Available on-site property management and maintenance personnel were 
interviewed by CBRE to inquire about historical repairs/improvements, pending 
repairs/improvements, and latent and or chronic physical deficiencies.  More 
specifically, we met with Elvin Rodriguez, Maintenance Technician, and discussed 
the Subject’s maintenance history, existence of any patent or latent defects, and 
proposed improvements, if any.   

To the extent that the Client, the Subject’s ownership or building management 
personnel have provided information regarding the Subject’s operation, 
conditions, quantities, and capacities, and that such information appears 
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reasonable, CBRE has taken the position that such information is correct and 
complete.  This information, taken in context with CBRE's observations, assisted 
CBRE in forming its opinions of the Subject's general physical condition and, in 
some cases, disclosed physical deficiencies that would not otherwise be readily 
observable.   

Individuals, departments, or firms contacted for research purposes consisted of: 

Research & Interview Schedule 

Name Department/Title Affiliation Telephone No. 

N/A Staff 
Orange County Permits 

& Licenses 
(407) 836-5645 

N/A Staff 
Orange County Fire 

Marshal’s Office 
(407) 836-0070 

N/A Staff 
Orange County 

Planning & 
Development 

(407) 836-3111 

Patti Porter Property Manager NAI Realvest (407) 949-0747 

Elvin Rodriguez 
Maintenance 
Technician 

NAI Realvest (407) 948-2236 

 

2.4. Terminology 

Many of the terms used in this report to describe the condition of the Subject’s 
readily observable components and systems are listed and defined below.  It 
should be noted that a term applied overall to a system does not preclude that a 
part, section, or component of the system may differ significantly in condition.   

Good - In working condition and does not require immediate or 
short term repairs above an agreed threshold.  Note: The 
agreed threshold is presumed to be the de minimis reporting 
threshold unless otherwise specified. 

Fair - In working condition, but may require immediate or short 
term repairs above an agreed threshold.  Note: The agreed 
threshold is presumed to be the de minimis reporting 
threshold unless otherwise specified. 

Satisfactory - Component or system is performing adequately at this time 
but exhibits normal wear and tear expected for: the specific 
type of material, component, or equipment; the Subject’s 
use; and exposure to the elements for the given locale, if 
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applicable.  Other than routine preventive maintenance, no 
repairs or improvements are required at this time.  

Poor - Not in working condition or requires immediate or short 
term repairs substantially above an agreed threshold.  Note: 
The agreed threshold is presumed to be the de minimis 
reporting threshold unless otherwise specified. 

Acceptable - Component or system is basically performing its original 
function in consideration of its age, overall quality of the 
asset, and any inherent design and/or construction defects.  
Such inherent defects coupled with normal wear and tear do 
not warrant the component to be classified as either in good 
or fair condition. 

Serviceable - Component or system can accommodate either repairs or 
an increased level of proactive preventive maintenance so 
as to either realize or extend its RUL.   

Physical 
Deficiencies - A conspicuous defect or significant deferred maintenance of 

a subject property’s material systems, components, or 
equipment as observed during completion of a PCA.  This 
definition specifically excludes deficiencies that may be 
remedied with routine maintenance, miscellaneous minor 
repairs, normal operating maintenance, etc., and excludes 
de minimis conditions that generally do not present material 
physical deficiencies of the subject property. 

No Further 
Action Required - Component or system exhibits normal wear and tear 

considering its age, purpose and extent of use, and 
exposure to the elements.  Prudent ownership would not 
immediately expend additional, significant monies in 
relation to the Subject’s appraised value to remedy the 
observed physical deficiencies.  
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Salient Assignment Information 

  

Project No.: PC60727365-101 

Property Name: Goldenrod CommerCenter 

Street Address: 1460, 1468 and 1476 North Goldenrod Road 

City, State, and Zip: Orlando, Florida  32807 

Primary Use: Flex space 

Building Age: Completed in 2006; 10-Years-Old 

Property Management: NAI Realvest; (407) 949-0747 

Duration of Current Property Management: 10-Years 

Reported Site Area: 9.88-Acres 

Reported Occupancy: 91.6% Occupied 

Reported Building Size: 78,646-SF 

Number of Buildings: Three Buildings 

Number of Stories: One 

Cellar/Basement/Crawl Space: None, SOG 

On-Site Parking Spaces: 136 Spaces 

Date of Site Visit: July 27, 2016 

Field Observer: Roger Urban  

POC/Escorted By: 
Patti Porter was our POC.  Elvin Rodriguez was 
available during our complete “walk-through” 
survey.   

Weather: 90 to 100 degrees; Clear Skies 
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3. SYSTEM DESCRIPTION AND OBSERVATIONS 

3.1. Site 

3.1.1. Topography and Drainage 

3.1.1.1. Topography 

The topography of the general area can be characterized as 
having a gentle pitch that poses no apparent adverse 
conditions.  All of the parcel's site improvements (buildings and 
pavement) are at a slightly higher elevation than the main road 
to the east and the adjacent property to the north.  There is a 
CMU retaining wall along the west edge of the parking area 
between Buildings 1468 and 1476 at an area of swamp-like 
vegetation at a conservation area that occupies much of the 
western section of the site.  A stormwater retention basin is 
located at the west end of the site.   

Observations/Comments:  The site’s gentle pitch poses no 
apparent adverse conditions.  The same applies to the 
topography of the general adjacent lands, which also do not 
pose any significant problems.  Good drainage characteristics 
should prevail.  No further action is required at this time.   

3.1.1.2. Drainage 

Surface drainage is achieved through pavement sheet flow to 
catch basins located along the interior roadways, and storm 
waters flow into a retention basin located at the west end of the 
site.  The retention basin is surrounded by chain link fencing.   

Observations/Comments:  Generally, good site drainage 
should prevail.  No areas were observed that appear to be 
subject to chronic flooding.  Such areas would typically be 
identified by surface staining (both pavement and lawn areas), 
erosion, visibly clogged catch basins, etc.  Our scan of some of 
the catch basins revealed them to be basically free of silt and 
debris.   
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The retention basin was observed to be in good condition.  At 
the time of our survey, the stormwater basin was partially filled.  
The fence was found to be in good condition and the basin 
was not overgrown.  No further action is required at this time.   

3.1.1.3. Flood Hazard 

CBRE researched the location of the property with respect to its 
Flood Plain status on FIRM.  FIRM provide the information 
needed to determine whether a specific property is within a 
Special Floodway Hazard Area, which is the flood insurance 
zone that applies to the property.  The research indicated that 
the property is located in Flood Hazard Zone X.   

Zone X is the flood insurance rate zone that corresponds to: (i) 
areas outside the one-percent annual chance floodplain, (ii) 
areas of one-percent annual chance sheet flow flooding where 
average depths are less than one foot, (iii) areas of one-
percent annual chance stream flooding where the contributing 
drainage area is less than one square mile, or (iv) areas 
protected from the one-percent annual chance flood by levees.  
No Base Flood Elevations or depths are shown within this zone.  
Insurance purchase is not required in this zone according to 
FEMA.   

3.1.2. Pavement Curbing and Lighting 

All internal roadways and parking areas are paved with asphalt.  
Concrete paving is used for the aprons at the refuse container areas.  
Curbing consists of cast-in-place concrete.  Precast concrete wheel stops 
are provided at most parking spaces.  The parking lots are illuminated 
with building mounted lights.   

Observations/Comments:  The asphalt paving was generally found to be 
in good-to-fair condition.  We observed isolated areas of worn 
pavement and alligator cracking of the asphalt pavement, especially 
along the main entrance driveway adjacent to Building 1460.  The 
deteriorated sections of asphalt pavement should be excavated.  Backfill 
and compact with clean structural fill and install new asphalt pavement 
to match existing.  This work has been included in the cost tables.  
Budgeting for an asphalt pavement overlay is recommended over the 
reserve term.   
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The cast-in-place concrete curbing was found to be in good condition.  
We basically observed the typical deficiencies common with this system, 
such as some tire scuff marks and shrinkage cracks.  No further action is 
required at this time.   

The site lighting was not in operation at the time of our site visit as it was 
daylight, and we cannot opine technically on its adequacy or whether all 
lamps are operational.  No damage was observed that requires 
immediate repairs.  There appeared to be a sufficient number of exterior 
lighting fixtures for the parking areas.  No further action is needed at this 
time.   

3.1.3. Sidewalks and Flatwork 

The site has concrete paved walkways along the front of Building 1460 
and at the entrances to the tenant spaces at the other buildings.   

Observations/Comments:  Overall, concrete sidewalks and flatwork 
were observed to be in good condition.  No further action is required at 
this time.   

3.1.4. Parking 

On-site parking is reportedly provided for a total of 136 cars on grade.  
Additional parking spaces are provided in front of the loading doors at 
each tenant space.  No covered parking is provided.  A total of six 
parking spaces are designated for the disabled.   

Observations/Comments:  The ratio of provided on-site parking spaces 
to the buildings’ gross SF area is 1.73 spaces per 1,000-SF of flex 
space.  This ratio is considered sufficient by today’s commonly accepted 
design standards, which call for one space per 1,000-SF of flex space.  
At the time of our site visit, which was conducted during normal working 
hours on a weekday, the parking lot areas appeared to be partially 
filled.   

The configuration of the handicapped parking spaces appears to comply 
with the Florida Building Code with respect to size; all handicapped 
parking spaces are sized to be van-accessible.  The number of spaces 
provided for the handicapped meets requirements.  No further action is 
required at this time.   
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3.1.5. Landscaping and Miscellaneous Site Improvements 

The Subject is improved with trees, palm trees, shrubs and lawn areas.  
Lawns and plantings have the appearance and earmarks of being 
professionally maintained.  Other improvements include an irrigation 
system with automatic timer controls, retaining walls, trash enclosures 
and gang-type mailboxes.  Water for the irrigation system is provided by 
an on-site well with an aboveground pump located at the rear of 
Building 1476.  Refuse container enclosures consisting of painted split-
face CMU walls without gates set on concrete pads are located adjacent 
to the buildings.  The site has a CMU retaining wall along the west edge 
of the parking area between Buildings 1468 and 1476 at the grade 
change at a conservation area with swamp-like vegetation at the west 
section of the site.  Chain link fencing is provided along the top of the 
retaining wall, along the south property line, at the perimeter of the 
outdoor storage areas at the rear of Building 1468 and around the 
stormwater retention basin located at the west end of the site.  Gang-
type pedestal mailboxes are centrally located along an interior roadway.  
An advertising billboard constructed with steel framing is located at the 
northeast corner of the site, at the front of Building 1460, where it is 
visible from the adjacent roadway.   

Observations/Comments:  Lawns and plantings were generally observed 
to be in good condition.  The retaining walls, trash enclosures, fencing 
and mailboxes were found to be in good condition.  The advertising 
billboard was observed to be in good condition.  No further action is 
required at this time.  

The lawn irrigation system, although not tested as part of this survey, 
appeared to be in good condition.  There were no reported deficiencies 
by property management nor did we observe any significant deficiencies 
such as numerous broken or missing heads, exposed and ruptured 
tubing, etc.  The lawn sprinkler system was not in operation during the 
time of our site visit.  Property management indicated that the system is 
functional and in good operating condition.  No further action is 
required at this time.   

3.1.6. Amenities 

The Subject is without any significant site amenities.   
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3.1.7. Utilities 

3.1.7.1. Water 

Potable water for domestic use and fire protection is provided 
by Orange County Utilities.   

3.1.7.2. Sewer 

Sanitary sewage disposal is provided by Orange County 
Utilities.   

3.1.7.3. Storm Drainage 

Storm water is discharged into an on-site retention basin 
located at the west end of the site.   

3.1.7.4. Natural Gas 

Natural gas is provided by TECO Peoples Gas.   

3.1.7.5. Electricity 

Electricity is provided by Duke Energy.   
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3.1.8. Seismic Zone Commentary 

The Subject is located in Seismic Hazard Zone 0 in accordance with 
Seismic Zone Map dated 1997 as produced by the Uniform Building 
Code and as shown in the following graphic.  Zone 0 possesses a 
maximum acceleration of 0.0g and no effect.   

 
 

3.2. Structural System 

3.2.1. Substructure 

The substructure is a shallow, reinforced concrete SOG system that 
consists of perimeter turned-down footings and a concrete SOG.  The 
SOG is likely thickened at interior columns.  The Subject does not have 
a sublevel such as a cellar, basement, or crawl space.   

Observations/Comments:  The SOG foundation system was considered 
to be in good condition.  There is no evidence of differential settlement, 
structural distress or adverse soil conditions.  No further action is 
required at this time.   
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3.2.2. Superstructure 

The buildings are rectangular in plan and are one story in height with a 
clear height of approximately 20 feet.  The structural framing systems 
consist of pre-engineered steel framing.  Lateral resistance is provided by 
moment frame connections.  Spray-on fire proofing has not been 
applied to the steel framing.   

Observations/Comments:  The rooflines and sidewalls were observed to 
be level and plumb.  There is no evidence of any significant settlement 
or structural distress with respect to the structural framing system.  No 
further action is required at this time.   

3.3. Exterior Walls 

3.3.1. Sidewalls 

The predominant cladding system consists of gray painted split-face 
CMU or plain CMU along the base of the walls and beige prefinished 
vertical corrugated metal siding.  The storefront fascia and soffit along 
the front of Building 1460 is surfaced with blue painted vertical 
corrugated metal siding.  Façade surfaces have a non-articulated design 
free of problematic projections or setbacks.   

Observations/Comments:  During our site visit, we visually scanned the 
Subject’s facades.  Although our observations were limited from a grade 
vantage point, we observed the sidewalls to be in good condition.  No 
areas of distress warranting repairs were observed.  No significant 
cracking of the CMU walls was observed.  Budgeting for painting of the 
CMU walls is recommended over the reserve term.  The metal sidewall 
panels have a factory applied coating which was generally observed to 
be good condition.  No further action is required at this time.   

Overall, sealants were found to be in good condition.  Although 
sealants are currently in good condition and are basically maintenance-
free, they do warrant inspection from-time-to-time, since they can break 
down rapidly as a result of UV exposure.  No further action is required at 
this time.   
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3.3.2. Exterior Doors 

The main entrances along the front of Building 1460 consist of single-
leaf aluminum and glass storefront-type doors with tinted single-pane 
glass.  The main entrances along the front of Buildings 1468 and 1476 
consist of blue painted hollow metal doors with glass lites.  Service doors 
consist of blue painted hollow metal doors.  The shop areas at the 
tenant spaces along the rear of Building 1460 and along the front of 
Buildings 1468 and 1476 are accessed at grade by blue painted 
manually-operated roll-up metal overhead doors.  Outdoor storage 
areas along the rear of Building 1468 are also accessed from the tenant 
spaces by roll-up metal overhead doors.   

Observations/Comments:  Overall, the entry systems were found to be in 
good working condition.  Doors appeared to operate properly and 
should provide years of continued service provided they are maintained, 
lubricated, and adjusted from time-to-time.  The overhead doors were 
also found to be in good working condition, with the expected wear and 
tear.  No further action required at this time.   

3.3.3. Loading Docks 

The shop areas at the tenant spaces along the rear of Building 1460 
and along the front of Buildings 1468 and 1476 are accessed at grade 
by blue painted manually-operated roll-up metal overhead doors.   

Observations/Comments:  The loading doors were also found to be in 
good working condition, with the expected wear and tear.  No further 
action required at this time.   

3.3.4. Windows 

Windows along the front of Building 1460 consist of storefront-type 
windows with fixed tinted single-pane glass set in aluminum frames.  
Windows are generally not provided at the shop areas at the tenant 
spaces.  However, at Suite 300 at Building 1476, one of the overhead 
doors at the front elevation had been replaced with a curtainwall section 
with fixed dark-tinted glass set in aluminum framing.   

Observations/Comments:  Windows appeared to be in good condition.  
There were no active leaks reported by management.  No further action 
is required at this time.   
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3.4. Roofing 

3.4.1. Roof Covering 

The roof at Building 1460 consists of a low-slope gable design that 
slopes downward to the front and rear elevations.  The roofs at Buildings 
1468 and 1476 consist of a low-slope flat design that slopes downward 
to the front elevation.  The roofs are surfaced with galvanized corrugated 
metal panel roofing systems.  There are few roof penetrations for vents, 
skylights, etc.  The roofs are reportedly original and are therefore 
approximately 10-years-old.   

Observations/Comments:  Overall, our observation of the metal roofing 
found it to be in good condition.  We did not observe any evidence of 
active roof leaks as a result of our representative observations, nor were 
any reported by property management.  Isolated areas at the metal 
roofing have been patched as necessary over the years.  This system 
typically has an expected useful life of 35-years and should provide 
many additional years of service before warranting a new covering 
beyond the term.  Given the age of the roof, it is unknown whether there 
is any warranty but it seems unlikely and would be of marginal value if 
there was.  No further action is required at this time.   

3.4.2. Drainage 

The roofs are drained via a system of painted metal gutters and leaders.  
The leaders at the front of Building 1460 are partially hidden by the 
storefront fascia, are piped underground to the face of the concrete 
curbing and discharge to the pavement at the front parking area.  
Leaders at the other areas discharge at grade at the pavement.   

Observations/Comments:  Gutters and leaders were found to be in 
acceptable condition.  There was no evidence of significant sagging of 
the gutters or missing sections of leaders.  No further action is required 
at this time.   

3.4.3. Appurtenances 

Roof appurtenances consist of plastic panel skylights, plumbing vent 
stacks and hoods for exhaust fans.   
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Observations/Comments:  The roof appurtenances were observed to be 
in satisfactory condition.  There were no physical deficiencies that require 
attention at this time.   

3.4.4. Parapets 

The Subject is without a parapet system.   

3.5. Interiors 

3.5.1. Typical Office Interiors 

Office space interiors typically include carpet, ceramic tile or VCT floors, 
painted drywall walls, and 2’ x 4’ suspended ACT ceiling systems on an 
exposed grid with recessed fluorescent lighting.   

Observations/Comments:  Observed office space interiors were found to 
be in satisfactory condition with the expected wear and tear.  There were 
no significant deficiencies noted or reported.  No further action is 
required at this time.   

3.5.2. Typical Shop Interior 

Interior shop areas conformed to the same general pattern of slab on 
grade floor systems, exposed structural members and plastic-faced 
insulation at the walls and ceilings.   

Observations/Comments:  Interior shop area finishes were found to be 
in satisfactory condition; no major deficiencies were observed or 
reported.  This area is a tenant responsibility to maintain, therefore no 
further action is required. 

3.5.3. Toilet Rooms 

Common area toilet rooms are not provided; each tenant space has 
individual toilet rooms.  Tenant spaces generally have either single-user 
unisex toilet rooms or separate single-user men’s and women’s toilet 
rooms.  Toilet rooms have commercial-quality fixtures: floor-mounted 
toilets and wall-mounted lavatories.  Finishes consist of VCT or ceramic 
tile flooring, painted drywall walls and a 2’x 4’ suspended acoustical 
ceiling systems.  Toilet rooms are generally without partitions; each toilet 
room contains a single water closet and lavatory.   
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Observations/Comments:  Toilet room fixtures were observed to be in 
good condition.  No significant deficiencies were noted.  Wall and floor 
finishes were observed to be in satisfactory condition with the expected 
wear and tear.  Toilet rooms are generally equipped with handicapped 
accessible features.  No further action is required at this time.   

3.6. Plumbing System 

3.6.1. Supply and Wastewater Piping 

Domestic water is centrally metered.  Two water meters with backflow 
prevention devices are located along the front of the site.  Supply and 
drainage piping are only partially exposed.  Water supply piping within 
the buildings consists of a combination of copper tubing and CPVC 
plastic tubing.  Observed sections of drainage piping consist of PVC 
plastic piping.  Wastewater flows by gravity to a lift station owned by the 
property, which is located at the southeast end of Building 1468, and is 
pumped to the municipal system.   

Observations/Comments:  Our representative observations of the supply 
and wastewater piping and inquiries of the POC did not reveal any 
significant deficiencies or active leakage.  The pumps at the lift station 
were reported to be in good condition; the lift station is reportedly 
serviced regularly by an outside vendor.  No further action is required at 
this time.   

3.6.2. Domestic Hot Water 

Domestic hot water is generated by unit specific, non-commercial grade, 
electric-resistance tank-type water heaters located in certain tenant 
spaces.  However, most of the tenant spaces are not equipped with 
water heaters.   

Observations/Comments:  According to property management, the 
tenants are responsible for the maintenance, repair and replacement of 
their individual domestic water heaters.  Due to their varying ages, levels 
of preventive maintenance exercised (if any), and the replacement of 
same with tanks of different manufacturers upon failure, all that is certain 
is that as time increases individual tanks will fail at a rate equal to the 
inverse of their EUL, which is about 12 years.  Since the tenants are 
responsible for the units, no further action is required.   
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3.7. Heating, Air Conditioning and Ventilation 

3.7.1. Heating/Air Conditioning 

Heating and air conditioning for the office area at the tenant spaces is 
provided by individual DX split systems with grade-mounted air-cooled 
condensers.  Air handlers are generally located above the ceiling at the 
office area.  The systems generally have cooling capacities ranging from 
two tons to five tons.  Space heating is provided by electric resistance 
coils in the air handlers.  The air conditioning equipment was 
manufactured by various manufacturers.  Heating and air conditioning 
are generally not provided at the shop areas.   

Observations/Comments:  Based upon our representative observations, 
the individual air-cooled condenser units were observed to be in 
satisfactory condition.  The equipment has been replaced as necessary 
over the years.  Annual failures can be expected due to the average age 
of the units and their point in their life cycle.  All of the air conditioning 
equipment was reportedly functional at the time of the site visit.  
However, since our observations were made at a time when the heating 
systems were seasonally shut down, we were unable to observe whether 
they function correctly in this capacity.  Budgeting for replacement of 
some of the condensers and air handlers during the term is 
recommended.  However since the mechanical systems are reportedly 
the responsibility of the tenants, no further action is required and costs 
are not carried in the reserves.   

3.7.2. Ventilation 

Fresh air is primarily brought into the Subject by natural ventilation 
through doors.  Toilet rooms are ventilated by point source exhaust fans 
that discharge to the exterior through wall vents or roof vents.  Such fans 
are operated by a wall-mounted switch.  Through-wall exhaust fans are 
provided at some shop areas.   

Observations/Comments:  No problems related to ventilation were 
observed or reported.  No further action is required at this time.   
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3.8. Electrical Systems 

3.8.1. Service and Metering 

Electrical power for the Subject is provided by multiple above grade 
electrical services.  The electrical services enter the Subject site from pole 
mounted transformers located at the perimeter of the site.  Each tenant 
space is individually metered directly from the local utility with meters 
mounted in gangs on the sidewalls at each building; common areas are 
separately metered.  Electrical power consists of 120/208-volt, 3-phase 
services.   

Observations/Comments:  The electrical service appears adequate by 
today’s standards; no further action is recommended at this time with 
respect to the service’s capacity with respect to the existing electrical 
loading.   

3.8.2. Distribution 

Each tenant space has its own distribution panel.  Circuit overload 
protection is provided by circuit breakers.  The distribution panels have 
various capacities.  Distribution wiring was not visible.   

Observations/Comments:  Distribution panels were found to be in 
satisfactory condition; no major deficiencies were observed.  No further 
action is required at this time.   

3.8.3. Emergency Generator 

The Subject does not have an emergency electrical generator.   

3.9. Fire Protection and Life Safety 

3.9.1. Sprinklers and Standpipes 

The buildings are fully-sprinklered with supervised wet-pipe sprinkler and 
standpipe systems utilizing steel piping.  The systems are pressurized 
using street pressure.  The systems are complete with a fire department 
connection; OS&Y valves that are tamper-switch protected; and 
standpipe flow switches.  The fire sprinkler risers are located in tenant 
spaces at the end of the buildings.  Fire protection is also provided by 
self-contained portable extinguishers located in the tenant spaces and by 
fire hydrants located within the site and along the adjacent public street.   
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Observations/Comments:  We did not observe any material physical 
deficiencies as a result of our walk-through survey.  The fire sprinkler 
systems are inspected quarterly and were last inspected by Wayne 
Automatic Fire Sprinklers, Inc. on April 20, 2016.  A copy of the most 
recent fire sprinkler inspection report is included in the Exhibits.  Fire 
extinguishers are reportedly the responsibility of the individual tenants 
and were generally noted to have current inspection tags.  No further 
action is required at this time.   

3.9.2. Stairwells 

The Subject consists of buildings that are a single-story in height and all 
egress is horizontal.  Fire-rated stairwells are neither provided nor 
required.   

3.9.3. Detection Devices and Alarms 

The buildings are equipped with individual central fire alarm systems.  
The fire alarm panels are located in tenant spaces at the end of the 
buildings.  The fire alarm panels were manufactured by Gamewell and 
DMP.  The fire alarm panels monitor and/or control manual fire alarm 
pull stations, strobe alarms, alarm bells mounted on the exterior of the 
buildings, smoke detectors and the flow and tamper switches at the fire 
sprinkler systems.  The fire alarm systems are monitored by a central 
station.   

Observations/Comments:  It was reported that the fire alarm panels 
were in satisfactory condition.  Annual inspections are completed to the 
systems, and at the time of our visit, the panels were free of trouble and 
all systems read normal.  The fire alarm systems are reportedly tested 
annually and were last tested by Wayne Automatic Fire Sprinklers, Inc. 
on January 27, 2016.  Copies of the fire alarm test reports are included 
in the Exhibits.  Minor deficiencies found as a result of the fire alarm 
testing, such as inoperative tamper switches, were reportedly 
subsequently repaired.  Other than routine, continued annual 
inspections and maintenance as required, no further action is needed at 
this time.  No testing of the devices was conducted as such testing is 
outside of the scope of this report. 

3.10. Parking Garage 

The Subject is not improved with any structured, or covered parking; all parking is 
provided at grade in open air lots on grade.   
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3.11. Elevators 

The Subject is not improved with vertical transportation. 
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4. RESEARCH, DOCUMENTATION REVIEW, AND MISCELLANEOUS 

4.1. Building Department 

4.1.1. Research 

A FOIL request was sent to the municipal department of buildings in 
Orange County, Florida to determine if there are any material building 
code violations recorded and on file.   

4.1.2. Recorded Building Code Violations 

The Building Department has not yet responded to CBRE’s FOIA request.  
If any salient fire code violation information is provided, it will be 
forwarded.  Refer to the Exhibits for a copy of the FOIL request.   

4.1.3. Certificate of Occupancy 

A copy of the CO was requested by FOIL from the local Building 
Department and by our questionnaire that was faxed to ownership. 
However, at the time of this writing, it was not provided and no 
information was provided as to whether it exists.   

4.2. Fire Department 

4.2.1. Research 

A FOIL request was sent to the local fire department in Orange County, 
Florida to determine if there are any material fire code violations 
recorded and on file.   

4.2.2. Recorded Fire Code Violations  

The Fire Department has not yet responded to CBRE’s inquiry.  If any 
salient fire code violation information is provided, it will be forwarded.  
Refer to the Exhibits for a copy of the FOIL request.   
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4.3. Zoning and Planning Department 

4.3.1. Research  

A FOIL request was sent to the Zoning and Planning Department in 
Orange County, Florida to determine if there are any material zoning 
ordinance violations on file.   

4.3.2. Recorded Zoning Violations 

The Zoning and Planning Department has not yet responded to CBRE’s 
inquiry.  If any salient zoning code violation information is provided, it 
will be forwarded.  Refer to the Exhibits for a copy of the FOIL request.   

4.4. On-site Maintenance Staff 

The Subject is managed by NAI Realvest, an independent, arms-length property 
management company.  NAI Realvest does not provide any full time on-site 
personnel and subcontracts all services such as routine maintenance, repairs, and 
replacements.   

4.5. ADA Commentary 

The Americans with Disabilities Act of 1990 (ADA) is a Federal law that became 
effective on January 26, 1992, this act was amended by the ADA Amendments 
Act of 2008 (ADAAA).  As defined under Title III of the ADA, existing facilities 
considered to be “public accommodations” must take steps to remove 
architectural and communication barriers that are deemed “readily achievable” 
under the retroactive requirements.  The term “readily achievable” is somewhat 
subjective.  New case law is always developing as to its interpretation.  Our walk-
through survey for ADA general compliance included only a limited scope visual 
review with respect to the Subject’s compliance with Title III of the ADA in 
compliance with the ASTM guideline presented in ASTM E 2018-15.   

CBRE did not take any measurements or counts as part of this survey.  The scope 
of our survey was limited to the determination of general compliance with physical 
attributes of the property, which affect exterior access to the building: accessible 
exterior route, accessible parking, entrances, etc.  While some of CBRE’s 
comments regard the reported or observed accessibility of common area interior 
spaces, such as toilet facilities, we did not specifically evaluate each and every 
area as part of our walk-through survey; only representative observations were 
conducted.  CBRE did not conduct an extensive, detailed ADA compliance review, 
which most probably would identify other items at the facility that are not in 
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compliance with ADA regulations.  Additionally, CBRE’s review did not assess 
local code requirements that, in some instances, may conflict with or supersede 
ADA requirements.   

Items of non-conformance were noted without regard as to whether or not they 
are, by ADA definition, “readily achievable.”  Factors to be considered in 
determining whether or not an action is “readily achievable” include the nature 
and cost of the action, the number of persons employed at the Subject, and the 
financial resources available to ownership.  The decision as to which actions are 
to be undertaken as “readily achievable” is to be determined by building 
ownership in consultation with its accountants, attorneys, and design/construction 
professionals.   

Based on conducting a limited scope visual survey, we did not observe any 
barriers of significance.   
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5. OPINIONS OF COSTS 

5.1. Deferred Maintenance and Physical Deficiencies  

Based upon our observations and information received from property 
management, CBRE prepared general-scope, Opinions of Costs to remedy the 
physical deficiencies observed.  These costs are preliminary only.  They were not 
developed based upon any drawings and/or specifications reviewed or prepared 
by CBRE.  Such costs are CBRE’s best estimate based upon conducting a walk-
through survey.   

CBRE’s Opinions of Costs are based upon extrapolating the conditions observed 
during our representative observations conducted during our walk-through survey, 
in conjunction with our opinion of the Subject’s position in the marketplace.  
These Opinions of Costs are for components or systems exhibiting material 
deferred maintenance, and existing physical deficiencies requiring major repairs 
or replacement.  Repairs or improvements that could be classified as (1) cosmetic 
or decorative; (2) under warranty or for warranty transfer purposes; (3) part or 
parcel of a building renovation program or to reposition the asset in the 
marketplace; (4) routine or normal preventive maintenance provided by either the 
on-site maintenance staff or routinely contracted; (5) requiring extensive analysis 
or inspection; or (6) the responsibility of tenants, were not included and are 
beyond the scope of this assignment.   

CBRE's Opinions of Costs were allocated to the following categories.  Such 
allocations are often subjective and represent the opinion of CBRE’s field 
observer.  Terms used to describe these categories are defined below: 

Immediate - Expenditures that require immediate action as a result of: (1) 
existing or potentially material unsafe conditions; (2) 
material adverse physical deficiencies jeopardizing existing 
tenancy; (3) material building code violations; (4) poor or 
deteriorated condition of a critical element or system; and 
(5) a condition that if left "as is," with an extensive delay in 
remedying same, would result in or contribute to a critical 
element or system failure within one year or a significant 
increase in its remedial cost. 

Short Term 
(0-1 Year) 

Deferred maintenance or Physical Deficiencies that fall into 
the category of a chronic maintenance/replacement 
problem.  Physical Deficiencies that may not warrant 
immediate attention but require repairs or replacement that 
should be undertaken on a priority basis over routine 
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preventive maintenance work.  Components or systems that 
have realized or exceeded their typical EUL and where 
continued performance should not be relied upon or 
anticipated.  Recommendations for in-depth studies, further 
research or testing to determine conditions for 
precautionary measures or purposes. 

ADA Compliance - Elimination of barriers to access, which may be deemed 
readily achievable, is the responsibility of either ownership 
or tenant, if applicable.  CBRE does not provide a timeframe 
for the implementation of such improvements inasmuch as 
this is a business decision.  In addition to CBRE’s provided 
Opinions of Costs for such improvements, there may be 
other costs.  CBRE did not conduct an ADA survey; only a 
limited scope visual survey in compliance with ASTM E 
2018-15 guidelines to identify barriers to the disabled was 
conducted. 

These Opinions of Costs and the recommended remedies for the remedial work 
are preliminary and are to assist the reader in the general assessment of the 
property.  These costs are net of general conditions, construction management 
fees, design fees, and a contingency budget.  Actual costs will vary depending on 
such matters as bidding procedures, grouping or “work packaging,” market 
conditions, completeness of bid documents, design, material, field conditions, 
phasing of the work (if applicable), management, and unknowns. 

5.2. Modified Capital Reserve Expenditures  

5.2.1. Definition 

Modified Capital Reserves are for recurring probable expenditures for 
the replacement of significant systems and components that impact the 
Subject’s use and tenancy and which are not classified as operation or 
maintenance expenses.  Modified Capital Reserves are distinguished 
from Capital Reserves, as they are commonly computed for Common 
Interest Realty Associations (“CIRA”), in that they only identify 
expenditures that most probably will occur during the evaluation term 
provided by the Client, and such costs are for a limited number of 
systems.  In other words, Modified Capital Reserves are unconcerned 
about capital expenditures that may occur after evaluation term.  
Modified Capital Reserves are prepared to the level of detail commonly 
accepted for mortgage financing underwriting purposes.  Modified 
Capital Reserves are neither appropriate, adequate, nor sufficiently 
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detailed to be relied upon for capital expenditure budgeting purposes; 
actual annual replacement reserve costs are substantially higher.  CIRA 
calculated Capital Reserves, and replacement reserve studies 
appropriate for equity positions and capital budgeting forecasting, 
almost always require significantly more detail and result in significantly 
higher annual reserve requirements.   

Modified Capital Reserves are reasonably predictable both in terms of 
frequency and cost.  However, they may also include components or 
systems that have an indeterminable life but nonetheless have a potential 
liability for failure within an estimated time period.  For purposes of this 
survey, budgeting was excluded for systems or components that were not 
considered significantly material to the structural and mechanical 
integrity of the Subject, or that were not deemed to have a material 
effect on the Subject’s use.  Therefore, not every recurring replacement 
cost is included within the Modified Capital Reserve Schedule, and this 
analysis should not be misconstrued as a CIRA Capital Reserve analysis.  
Furthermore, Modified Capital Reserves are to exclude items deemed to 
be routine operation and maintenance expenses as would be enacted 
with a proactive preventive maintenance program.  Items, systems, and 
components if insufficiently or improperly maintained, may warrant 
premature replacement.  Costs to remedy acts of God, accidents or 
other occurrences that are typically covered by insurance, rather than 
reserved for, are also excluded. 

5.2.2. Term 

Modified Capital Reserves were specifically prepared for a term of 12-
years.   

5.2.3. Expected Useful Life, Effective Age, and Remaining Useful Life 

Based upon our observations, research, and judgment along with 
consulting commonly accepted industry standard empirical EUL tables, 
we opined as to when a system or component will most probably 
necessitate replacement as a result of either failure or economic 
obsolescence.  Manufacturers’ warranties also provide a basis for 
establishing the EUL.  Accurate historical replacement records provided 
by ownership/property management are typically the best source for 
such data.  Exposure to the elements, initial quality and installation, 
extent of use, quality and amount of preventive maintenance exercised, 
quality of repairs exercised, etc. are all factors that impact the EFF AGE 
of a system or component.  As a result, a system or component may 
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have an EFF AGE that is greater or less than its Actual Age.  The RUL of 
a component or system equals the EUL less its EFF AGE. 

5.2.4. Replacement Costs 

Replacement costs are CBRE’s Opinions of Costs that were retrieved 
from CBRE’s costs data bank, solicited from ownership/property 
management, obtained through discussions with service companies or 
manufacturers' representatives, or resulting from our experience in 
preparing such schedules for other similar facilities.  Costs for work self-
performed by ownership’s or property management’s maintenance staff 
were also considered.  In such cases, the replacement cost was often 
limited to the cost of material or equipment. 

5.2.5. Preparing the Modified Capital Reserve Schedule 

We identified and quantified those systems or components requiring 
Modified Capital Reserve funds within the forecast period, their 
respective replacement costs (in today's dollars), and typical EUL.  The 
respective RUL were then estimated so that a Modified Capital Reserve 
schedule could be prepared.  The Modified Capital Reserve Schedule 
presupposes that all required remedial work has been performed to 
remedy physical deficiencies/significant deferred maintenance or that 
money for remediation has been budgeted under the section entitled 
Deferred Maintenance and Physical Deficiencies. 
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6. QUALIFICATIONS 

6.1. Limiting Conditions 

6.1.1. CBRE has prepared this None (PCR) under an agreement (the 
“Agreement”) between CBRE and Orlando Industrial 3 RE, LLC.  All 
terms and conditions of that Agreement are included within this 
document by reference.  Any reliance upon this PCR, or upon CBRE’s 
performance of services in conducting the property condition survey and 
preparing this PCR, is conditioned upon the relying party’s acceptance 
and acknowledgement of the limitations, qualifications, terms, conditions 
and indemnities set forth in the Agreement, and property 
ownership/management disclosure limitations, if any.  However, this 
PCR is not to be relied upon or to benefit any party other than Orlando 
Industrial 3 RE, LLC, nor used for any purpose other than that specifically 
stated in our Agreement or within this PCR’s Purpose and Scope section 
without CBRE’s advance and express written consent.  In any event, this 
PCR should only be used in its entirety, which is inclusive of the 
requirements and limitations set forth in the Agreement. 

6.1.2. No PCA can wholly eliminate the uncertainty regarding the presence of 
physical deficiencies and the performance of a subject property’s 
components or building systems.  Preparation of a PCA in accordance 
with the ASTM guide is intended to reduce, but not eliminate the 
uncertainty regarding the potential for component or system failure and 
to reduce the potential that such component or system may not be 
initially observed.  Conducting a PCA in accordance with the ASTM 
guide also recognizes the inherent subjective nature of a field observer’s 
opinions as to such issues as workmanship, quality of original 
installation, and estimating the RUL of any given component or system. 

6.1.3. No single Field Observer can reasonably be expected to possess the 
technical knowledge to opine on the condition of all building systems 
and components and to develop Opinions of Costs for repairs and/or 
replacements. 

This report is the property of CBRE and the client and was prepared for a 
specific use, PURPOSE, and reliance as defined within the agreement 
between CBRE and the client and this report.  This report MAY NOT be 
used OR relied upon by any other party without the expressed written 
permission of CBRE.  THERE SHALL BE NO THIRD PARTY 
BENEFICIARIES, INTENDED OR IMPLIED, UNLESS SPECIFICALLY 
IDENTIFIED HEREIN, AND THE TERMS AND LIMITING CONDITIONS 
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OF THE CONTRACT BETWEEN CBRE AND ITS CLIENT ARE APPLICABLE 
TO THIRD PARTY BENEFICIARIES.    

6.1.4. The scope of this survey was limited to a walk-through visual scan of 
only those areas that were readily observable and easily accessible at 
the time of our survey.  Observations were limited to “representative” 
property improvements including exterior surfaces and open spaces, 
accessible areas of the roof, representative rooms, mechanical and 
common areas.  Areas behind walls, inside plenums, crawl spaces or in 
any other area generally inaccessible or deemed unsafe by the field 
observer were not surveyed.  Reliance was placed on the accuracy and 
disclosure of physical deficiencies during the course of conducting our 
representative observations.  In no way should it be construed or inferred 
that every aspect, system, or component of the Subject was observed or 
reviewed.   

6.1.5. This PCR is based upon the Field Observer(s)’ judgment of the physical 
condition of the components, their ages, and their EUL.  The actual 
performance of individual components may vary from a reasonable 
expected standard and will be affected by circumstances that occur after 
the date of our site visit.   

A single individual conducted the walk-through survey, unless this report 
states otherwise, in general compliance with ASTM E 2018 - 15 
“Standard Guide for Property Condition Assessments: Baseline Property 
Condition Assessment Process.”  Refer to the Exhibits for a schedule of 
issues that are outside the scope of an ASTM PCA survey.   

6.1.6. Invasive tests, exploratory or destructive probing, exhaustive studies, 
removal or disassembly of any system or construction, or dismantling or 
operating of electrical, mechanical, or conveyance equipment was not 
performed.  This survey did not include an in-depth system/component 
problem analysis or study, or the preparation of engineering calculations 
of the structural, mechanical, or electrical systems to determine 
compliance with either any design drawings that may have been 
submitted or with commonly accepted design and/or construction 
practices.  No calculations were prepared, and no counts or field 
measurements were taken to verify quantities, areas, heights, or the 
number of any units (parking spaces, number of tenants, rooms, 
apartments, stories, etc.).  Not all typical areas such as warehouse 
space, corridors, facades, tenant storage areas, etc. were surveyed; only 
a representative observation of such areas was conducted.  No attempt 
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was made to operate any of the Subject’s mechanical or electrical 
equipment.  Our opinions were formed by interviewing available 
personnel and reviewing any maintenance records presented to us.  In 
order to be as fully apprised as possible of the operating condition of the 
major mechanical/electrical equipment, a mechanical contractor should 
be retained to start-up the equipment, witness its operation over a period 
of time, and conduct a thorough inspection with its specialized 
knowledge of equipment repairs and replacement. 

6.1.7. Excluded from the scope of this survey were a Phase I Environmental 
Assessment to determine the presence of hazardous wastes or toxic 
materials or issues, a survey specifically regarding the presence or cause 
of mold or fungus, a survey for asbestos, or an opinion of indoor air 
quality.   

6.1.8. Based on the age of the building and the materials installed, it is unlikely 
asbestos containing materials (ACM) may be located throughout the 
facility, but sampling would be required to confirm.  In no way has the 
CBRE field observer conducted an asbestos survey or visibly identified 
there are ACMs within the building.  It is our understanding the nature of 
the proposed occupancy will require repairs and replacement of the 
building finishes, systems, etc.  We have not budgeted for any future 
ACM surveys and testing, permitting, or abatement.  It is possible that 
local municipalities and/or state agencies may include ACM testing as 
part of any alteration work and permit filing.  Additionally, we would 
recommend that consideration of a clause in the lease which requires 
the landlord to turn over the building “free of any hazardous materials”, 
and be responsible for all hazardous material abatement.   

6.1.9. Drawings and/or specifications, to the extent that they may have been 
provided to CBRE, whether sent to our offices or provided on-site, were 
reviewed by CBRE only to become familiar with the general scope of the 
Subject.  It should not be construed that CBRE conducted this PCA 
survey to determine the compliance of the as-built conditions with the 
drawings and/or specifications.  Such a contract document compliance 
survey is outside the scope of CBRE’s services. 

6.1.10. Excluded from the scope of this survey was an in-depth survey to 
determine compliance with the ADA; opinions regarding the ADA are 
based only upon anecdotal observations of a limited scope.  

6.1.11. Excluded from the scope of this survey is any responsibility for the 
opinions rendered on the condition of EIFS.   
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6.1.12. No responsibility is assumed for matters of a legal nature such as 
building encroachments, easements, zoning issues, or compliance with 
the requirements of governmental agencies having jurisdiction. 

6.1.13. This survey did not include an evaluation of tenant-installed or 
maintained improvements, equipment, fixtures, or finishes. 

6.1.14. CBRE assumes no responsibility for the accuracy or completeness of 
information provided by building management, tenants, service firms 
interviewed, or governmental agencies.  CBRE is not responsible for any 
patent or latent defects that an owner or his agents may have withheld 
from CBRE whether by non-disclosure, passive concealment, or by fraud. 

6.1.15. CBRE's observations, opinions and this report are not intended, nor 
should they be construed, as a guarantee or warranty, express or 
implied, regarding the Subject’s condition, safety, performance, building 
or environmental code compliance.  CBRE's opinions are based solely 
upon those representative areas that we observed on the day of our 
walk-through site visit and information resulting from our interviews and 
research.  Given the limited scope of this assignment and the time 
expended, it is possible that some physical deficiencies may have been 
inadvertently overlooked.  
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6.2. CBRE Certification 

CBRE, Inc. certifies that: 

A. We have no present or contemplated future interest in the real estate that is 
the subject of this report;  

B. We have no personal interest or bias with respect to the subject matter of 
this report, its ownership, management, or any of the Subject's service 
companies or vendors; 

C. To the best of our knowledge and belief, any statement of fact contained in 
this report and any information provided by others, upon which our 
evaluation, opinions, and recommendations expressed herein are based, 
are true and correct; 

D. The compensation received for this report is not contingent on any action or 
event resulting from the evaluations, opinions, recommendations, or the 
Opinions of Costs expressed herein, or the use of this report; 

E. This report was prepared to disclose observed existing conditions and for 
information purposes only.  CBRE does not warrant or guarantee the results 
of any of its opinions, information provided by others, or the adequacy of 
the Opinions of Costs provided to remedy the Physical Deficiencies or for 
the Modified Capital Reserve Schedule; and 

F. This PCR was prepared with the standard of care and skill ordinarily 
exercised by single-source construction consultants that specialize in 
conducting general overview, ASTM baseline PCA surveys under similar 
budget and time constraints on behalf of mortgagees for underwriting due 
diligence purposes.  
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Acronyms and Definitions 
 
This PCR uses various acronyms and abbreviations to describe site, building, or system components.  Not all 
acronyms or abbreviations are applicable to every PCR.  Refer to the definitions below. 

Acronym Definition 
ABA Architectural Barriers Act 

ABS Acrylonitrile Butadiene Styrene 

ACM Asbestos Containing Material 

ADA Americans with Disabilities Act 

ADAAG ADA Accessibility Guidelines 

AHU Air Handling Unit 

Amp Ampere 

ASTM American Society for Testing and Materials 

ACT Acoustical Ceiling Tile 

AVG Average 

BMS Building Management System 

BOMA Building Owners and Managers Association 

BTU British Thermal Unit 

BTUH British Thermal Units per Hour 

BUR Built-up Roofing 

CAV Constant Air Volume 

CBS Concrete Block and Stucco 

CMU Concrete Masonry Unit 

CO Certificate of Occupancy 

CO Change Order 

CO/ALR Copper to Aluminum, Revised 

CPVC Chlorinated Polyvinyl Chloride 

DWH Domestic Water Heater 

DWV Drainage, Waste and Vent 

DX Direct Expansion 

EFF Effective 

EIFS Exterior Insulation and Finish System 

EMF Electromagnetic Field 

EMS Energy Management System 

EPDM Ethylene Propylene Diene Monomer 

EUL Expected Useful Life 

FCU Fan Coil Unit 

FEMA Federal Emergency Management Agency 

FHA Fair Housing Act 

FHA Forced Hot Air 

FHW Forced Hot Water 

FIRM Flood Insurance Rate Map 

FM Factory Mutual 

FOIA Freedom of Information Act 

FOIL Freedom of Information Letter 

FRP Fiber Reinforced Panel 

FRT Fire Retardant Treated 

GFCI Ground Fault Circuit Interrupter (sometimes GFI) 

GFRC Glass Fiber Reinforced Concrete 

GLA Gross Leasable Area 

GPM Gallons Per Minute 

GWB Gypsum Wall Board 

HID High Intensity Discharge 

HUD U.S. Department of Housing and Urban Development 
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Acronym Definition 
HVAC Heating, Ventilating and Air Conditioning 

IAQ Indoor Air Quality 

IBC International Building Code 

ICC International Code Council 

LED Light Emitting Diode 

LEED Leadership in Energy and Environmental Design 

MAP HUD Multifamily Accelerated Processing 

MAU Makeup Air Unit 

MBH Thousands of British Thermal Units 

MDP Main Distribution Panel 

MEP Mechanical, Electrical and Plumbing 

MRL Machine Room-Less (Elevator) 

NFPA National Fire Protection Association 

NLA Net Leasable Area 

OSB Oriented Strand Board 

OS&Y Outside Screw and Yoke 

OWJ Open Web Joist 

PCA Property Condition Assessment 

PCR Property Condition Report 

PML Probable Maximum Loss 

PSI Pounds per Square Inch 

PTAC Packaged Terminal Air Conditioner 

PVC Polyvinyl Chloride 

RPZ Reduced Pressure Zone 

RTU Rooftop Unit 

RUL Remaining Useful Life 

SEL Scenario Expected Loss  

SF Square Feet 

SFG Square Foot Gross 

SFR Square Foot Rentable 

SOG Slab-on-Grade 

STC Sound Transmission Classification 

SUL Scenario Upper Loss 

TPO Thermoplastic Polyolefin 

UBC Uniform Building Code 

UFAS Uniform Federal Accessibility Standards 

UL Underwriters Laboratories 

V Volt 

VAV Variable Air Volume 

VCT Vinyl Composition Tile 

VWC Vinyl Wall Covering 

W Watt 

 



Summary Table of Costs

Project Number:

Project Name:

Location:

Description:

Date:

REPORT 

SECTION 

NO.

IMMEDIATE
SHORT TERM 

0 - 1 YEARS

UNINFLATED 

RESERVES

3.1 $0 $7,000 $113,800

3.2 $0 $0 $0

3.3 $0 $0 $16,750

3.4 $0 $0 $0

3.5 $0 $0 $0

3.6 $0 $0 $3,600

3.7 $0 $0 $0

3.8 $0 $0 $0

3.9 $0 $0 $0

3.10 $0 $0 $0

3.11 $0 $0 $0

$0 $7,000 $134,150

REPORT 

SECTION 

NO.

OPINIONS OF ADA 

COST

4.5 $0

$0

TOTALS

$134,150
$166,000

$0.14
$0.18

https://gateway.ivi-intl.com/sites/PC60727365/PC60727365-101/Project Documents/FA/Draft - 7365-101/[A-PC60727365-101 Goldenrod Costs.xlsm]Reserve

© 2012 CBRE, Inc. | Assessment & Consulting Services  All Rights Reserved. Version No. 20.1

Structural System

Exteriors

TOTAL

MODIFIED CAPITAL RESERVE SCHEDULE

Aggregate Reserves (Uninflated)

Roofing

Interiors

PC60727365 - 101

Goldenrod CommerCenter

1460, 1468 & 1476 North Goldenrod Road, Orlando, FL 32807

Flex Buildings

August 9, 2016

Inflated Reserve/SFG/Year

TOTAL

OPINIONS OF COST

DESCRIPTION

ADA Modifications

Plumbing Systems

Heating, Ventilation & Air Conditioning

Electrical System

Fire Protection and Life Safety

Garages and Carports

Elevators

DESCRIPTION

Site

Aggregate Reserves (Inflated)
Uninflated Reserve/SFG/Year

Page 1
This Document Needs to be Used in Conjunction With the PCR For This Project.

CBRE, Inc. | Assessment Consulting Services



Opinions of Probable Costs
Deferred Maintenance Existing Deficiencies

Project Number: PC60727365 - 101

Project Name: Goldenrod CommerCenter

Location: 1460, 1468 & 1476 North Goldenrod Road, Orlando, FL 32807

Description: Flex Buildings

Date: August 9, 2016

NO. SECTION NO. DESCRIPTION QUANTITY UNIT UNIT COST IMMEDIATE
SHORT TERM 

0 - 1 YEARS

3.1 SITE

1 3.1.2

Replace Deteriorated Sections of Asphalt Pavement

The asphalt pavement along the main entrance driveway is encumbered by 

cracks and extensive crazing and alligatoring of the surface. The affected 

area should be excavated and new asphalt pavement should be installed to 

matvh existing.

200 SY $35.00 $7,000

Subtotal Site $0 $7,000

Total $0 $7,000

* - COST OMITTED: Work can be completed in-house or by an outside contractor at minimal cost.

** - COST OMITTED: Recommendation only.

*** - COST OMITTED: Tenant responsibility.

^ - COST OMITTED: Work already budgeted as part of Capital Program

https://gateway.ivi-intl.com/sites/PC60727365/PC60727365-101/Project Documents/FA/Draft - 7365-101/[A-PC60727365-101 Goldenrod Costs.xlsm]Reserve

© 2012 CBRE, Inc. | Assessment & Consulting Services  All Rights Reserved. Version No. 20.1

OPINIONS OF COST
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Opinions of ADA Modifications

Project Number: PC60727365 - 101

Project Name: Goldenrod CommerCenter

Location: 1460, 1468 & 1476 North Goldenrod Road, Orlando, FL 32807

Description: Flex Buildings

Date: August 9, 2016

NO. SECTION NO. DESCRIPTION QUANTITY UNIT UNIT COST
OPINIONS OF ADA 

COST

4.5 ADA MODIFICATIONS

Total $0

* - COST OMITTED: Work can be completed in-house or by an outside contractor at minimal cost.

** - COST OMITTED: Recommendation only.

*** - COST OMITTED: Tenant responsibility.

^ - COST OMITTED: Work already budgeted as part of Capital Program

https://gateway.ivi-intl.com/sites/PC60727365/PC60727365-101/Project Documents/FA/Draft - 7365-101/[A-PC60727365-101 Goldenrod Costs.xlsm]Reserve
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Modified Capital Reserve Schedule

Project Number: Reserve Term: 12

Project Name: Inflation Rate (%): 2.50%

Location:
Building Age: 10

Description: No. of Buildings: 3

Date: SFG: 78,646

AVG EFF UNIT CYCLE Total

COMPONENT OR SYSTEM EUL AGE RUL QUANTITY UNIT COST REPLMNT 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 Reserve

(Yr) (Yr) (Yr) ($) COST 1 2 3 4 5 6 7 8 9 10 11 12 Item

SITE

Replace Irrigation Well Pump 10 5 5 1 EA 1,000.00 1,000 0 0 0 0 1,000 0 0 0 0 0 0 0 1,000

Apply 1 1/2" Overlay to Asphalt Pavement 20 10 10 9,400 SY 12.00 112,800 0 0 0 0 0 0 0 0 0 112,800 0 0 112,800

EXTERIORS

Re-Paint Exterior CMU Sidewall Surfaces 7 2 5 6,000 SF 1.25 7,500 0 0 0 0 7,500 0 0 0 0 0 0 7,500 15,000

Re-Caulking, Exterior Façades 12 7 5 500 LF 3.50 1,750 0 0 0 0 1,750 0 0 0 0 0 0 0 1,750

ROOFING

Re-Roofing, Corrugated Metal 35 10 25 78,646 SF 10.00 786,460 0 0 0 0 0 0 0 0 0 0 0 0 0

PLUMBING SYSTEMS

Replace Individual Domestic Water Heater *** 12 6 6 3 EA 375.00 1,125 0 0 0 0 0 0 0 0 0 0 0 0 0

Replace Sewage Lift Station Pump 10 5 5 2 EA 1,800.00 3,600 0 0 0 0 3,600 0 0 0 0 0 0 0 3,600

HEATING, VENTILATION & AIR CONDITIONING

A/C, Individual, DX Air Cooled Condenser *** 15 10 5 16 EA 2,000.00 32,000 0 0 0 0 0 0 0 0 0 0 0 0 0

A/C, Individual, DX Air Handler *** 20 10 10 16 EA 1,200.00 19,200 0 0 0 0 0 0 0 0 0 0 0 0 0

$0 $0 $0 $0 $13,850 $0 $0 $0 $0 $112,800 $0 $7,500 $134,150

1 1.0250 1.0506 1.0769 1.1038 1.1314 1.1597 1.1887 1.2184 1.2489 1.2801 1.3121

$0 $0 $0 $0 $15,288 $0 $0 $0 $0 $140,872 $0 $9,841 $166,000

$0.14

$0.18

AVG EUL: Average Expected Useful Life

EFF AGE: Effective Age

RUL: Remaining Useful Life
* - COST OMITTED: Work can be completed in-house or by an 

outside contractor at minimal cost.

** - COST OMITTED: Recommendation only.

*** - COST OMITTED: Tenant responsibility.
^ - COST OMITTED: Work already budgeted as part of Capital 

Program

https://gateway.ivi-intl.com/sites/PC60727365/PC60727365-

101/Project Documents/FA/Draft - 7365-101/[A-PC60727365-
© 2012 CBRE, Inc. | Assessment & Consulting Services  All 

Rights Reserved. Version No. 20.1

PROBABLE REPLACEMENT DATES & ESTIMATED EXPENDITURES ($)

INFLATED RESERVE/SFG/YEAR

PC60727365 - 101

Goldenrod CommerCenter

1460, 1468 & 1476 North Goldenrod Road, Orlando FL 

32807

Flex Buildings

August 9, 2016

ANNUAL REQUIREMENTS (UNINFLATED)

INFLATION RATE FACTOR @ 2.50 %

ANNUAL REQUIREMENTS (INFLATED)

UNINFLATED RESERVE/SFG/YEAR
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Goldenrod CommerCenter 
Orlando, Florida 

Project No. PC60727365-101 

  
 

 

 

 

1. The interior roadways and parking areas are 
surfaced with asphalt pavement and have 
concrete curbing. 

 2. The asphalt pavement at the entrance driveway 
is crazed. 

 

 

 
3. Handicapped parking spaces are provided at the 

parking lots. 
 4. Stormwater flows to catch basins at the interior 

roadways. 

 

 

 
5. Stormwater flows to a retention basin located at 

the west end of the site. 
 6. A CMU retaining wall topped with chain link 

fencing is located at the edge of the parking lot 
at the conservation area to the west. 
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7. The rear of Building 1476 is at a higher elevation 

than the adjacent property to the north. 
 8. Grass, trees, shrubs and palm trees are located 

along the front of the site. 

 

 

 
9. An above ground pump for the irrigation well is 

located at the rear of Building 1476. 
 10. The trash enclosures have split-face CMU walls. 

 

 

 
11. Gang-type pedestal mailboxes are located along 

an interior roadway. 
 12. A steel-framed billboard is located along the 

front of the site. 
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13. The buildings are constructed with pre-

engineered steel framing. 
 14. Front elevation of Building 1460. 

 

 

 
15. The front of Building 1460 has painted 

corrugated metal siding at the fascia. 
 16. The tenant spaces at Building 1460 have 

storefront doors and fixed windows at the front 
elevation. 

 

 

 
17. The south end of Building 1460 is surfaced with 

split-face CMU along the base of the walls and 
beige painted corrugated metal siding. 

 18. The rear of Building 1460 has overhead doors 
at the shop areas. 
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19. The north end of Building 1460 is surfaced with 

split-face CMU along the base of the walls and 
beige painted corrugated metal siding. 

 20. Northeast corner of Building 1468. 

 

 

 
21. The front of Building 1468 has overhead doors at 

the shop areas. 
 22. Manually-operated roll-up metal overhead doors 

are provided at the shop areas. 

 

 

 
23. The east end of Building 1468 is surfaced with 

split-face CMU along the base of the walls and 
beige painted corrugated metal siding. 

 24. Rear of Building 1468. 
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25. Southwest corner of Building 1476.  26. The front of Building 1476 has overhead doors 

at the shop areas.  Fixed windows are provided 
at one tenant space instead of an overhead 
door. 

 

 

 
27. The tenant spaces are accessed by painted metal 

doors. 
 28. The west end of Building 1476 is surfaced with 

CMU along the base of the walls and beige 
painted corrugated metal siding. 

 

 

 
29. The rear of Building 1476 is surfaced with CMU 

along the base of the walls and beige painted 
corrugated metal siding. 

 30. The east end of Building 1476 is surfaced with 
split-face CMU along the base of the walls and 
beige painted corrugated metal siding. 
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31. Painted split-face CMU is located along the base 

of the walls at many locations. 
 32. The roofs are surfaced with galvanized 

corrugated metal roofing. 

 

 

 
33. Plastic skylight panels are provided at the roofs.  34. Exhaust fan hoods are mounted on the roofs. 

 

 

 
35. The roofs are drained by metal gutters and 

leaders that discharge at grade. 
 36. The shop areas at the tenant spaces generally 

have concrete floor slabs and exposed steel 
framing at the walls and roof. 
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37. Office areas are provided in the tenant spaces.  38. Toilet rooms are provided in the tenant spaces. 

 

 

 
39. Water meters are located at the front of the site.  40. Some tenant spaces have electric-resistance 

tank-type water heaters. 

 

 

 
41. Wastewater flows to an on-site lift station and is 

pumped to the municipal system. 
 42. The offices at the tenant spaces are heated and 

cooled by split systems. 
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43. Air handers are located in the tenant spaces.  44. Pole-mounted electric transformers are located 

at the perimeter of the site. 

 

 

 
45. Individual electric meters for the tenant spaces 

are mounted on the sidewalls of the buildings. 
 46. The tenant spaces have individual circuit breaker 

panels. 

 

 

 
47. Valves for the fire sprinkler systems are located at 

the front of the site. 
 48. Fire department connections for the fire sprinkler 

systems are provided at each building. 
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49. Fire sprinkler risers are located at the interiors of 

the buildings. 
 50. Alarm bells for the fire sprinkler systems are 

mounted on the exterior of the buildings. 

 

 

 
51. Fire hydrants are located throughout the site.  52. Fire extinguishers are located in the tenant 

spaces. 

 

 

 
53. Each building has a central fire alarm panel.  54. Fire alarm pull stations and strobe alarms are 

located near the fire alarm panels. 



 

 

55 West Red Oak Lane 
White Plains, New York 10604 
914.694.9600 Tel 
914.694.1335 Fax 

 
 
 

Please provide written responses to this questionnaire.  For those questions, which are not applicable 
or if you do not know the answer, please respond with an "N/A" or “U/K”, respectively.  If you have 
any questions, please call CBRE or ask the CBRE Project Manager at the time of their site visit.  If 
additional pages for response are necessary, please attach hereto and reference same to the 
appropriate question number.  Upon completion please email back to the sender or return by fax to 
the above number.  This document along with your written responses will be included as exhibits within 
our reports. 

 
Name of Property: Goldenrod CommerCenter  Project No.: PC60727365 

Address: 1460-1476 N. Goldenrod 
Road, Orlando, FL 32807 

 ESA Project Manager:  

   PCA Project Manager:  

Age of Property: 10 years  Tax I.D. # (Sec, Lot, Block): 23-22-0000-00-048 

research:   Size of Building(s) (SF): 79,432 

Number of Buildings: 3  Property Management Co.: NAI Realvest 

Number of Stories: 1  Tel: 407-875-9989 

Ownership Entity: Goldenrod SPE LLC  Fax: 407-875-0987 

Borrower’s/Owner’s 
Representative: 

Patti Porter  Duration of Current 
Management: 

10 years 

Tel: 407-949-0747  Prepared and Submitted by: Patti Porter 

Fax: 407-875-0987  Signature:  

Site Contact : Patti Porter  Date:  

Tel: 407-949-0747  Date Sent to Recipient: 
July 27, 2016 

Cell: 407-595-9918    

Fax: 407-875-0987    
 
A. GENERAL 
 
1. Property Owner/Occupant Information 

 
  ________Goldenrod SPE LLC__________________________ 
  Owner’s Name 
  _________c/o NAI Realvest, 1800 Pembrook Drive, Ste. 350, Orlando, FL 
32810_________________________ 
  Owner’s Address 
  __________________________________ 
  Occupant’s Name 
  __________________________________ 

Pre-Survey Questionnaire 
 



 
Occupant’s Address 

 
2. Valuation Reduction 
 

Was/is the purchase price of the Subject property significantly  
less than the purchase price of comparable properties due to  
environmental conditions?     Yes ☐   No ☒９▉╳糎☐ 
 
If yes, please explain below. 
 
 

B. PROPERTY DESCRIPTION 
 
1. Land 

 
a. Size of Parcel?                  9.88              Acres 
 
b. Shape of Parcel?       ☒ Rectangular  ☐ Irregular  ☐ Other  

Please provide a copy of site survey or site plans, if available. 
 

c. Are there any surface waters or wetlands on the site?   Yes ☐   No ☐ U/K☒ 
If “Yes,” please provide any information as to the size and location of these areas. 

 

d. Has fill been imported onto the Subject?    Yes ☐   No ☐ U/K ☒ 
 
e. Are there currently or has there previously been 

waste treatment or disposal pits, ponds, or lagoons 
on the site?       Yes ☐   No ☐ U/K ☒ 

 
2. Product Mix         ____________ N/A 
 

 
What is the tenant’s name and size of their space?  Use back of sheet if additional space is required. 
 

Tenant Name Area (SF) 
Hector Perez Santos 4,000 
Islamic Society 2,000 & 2,191 
Class A Carpets 4,000 
Orlando Window Tinting 2,000 
Alternate Elevator 2,000 
PTS Fitness 6,000 
The Source Athletics 6,618 
El Palo Fuerte 2,206 
Dynamic Medical Systems 2,206 
Alpha Environmental 2,206 
American Ecosystems 6,618 
Logsdon & Sons Installations 4,412 
TLC Properties 2,206 
Calderon Automotive Repair 4,412 
Heron Pest Control 6,782 
Epic Orlando Sports (E&E) 4,382 
Mobile Oval Auto Repair 2,191 
PJ Powder 5,680 

 
 
3. Utilities 
 

a. Providers 
 

Who provides the following utilities to the Subject? 



 
 

Utility Provider 

Water: Orange County Utilities 

Sanitary Sewer: Orange County Utilities 

Storm Drainage:  

Electric: Duke Energy 

Gas/Oil:  

Steam:  

Chilled Water:  

 
Are there any problems or tenant complaints regarding the site’s drinking water? Yes ☐ No ☒ U/K ☐ 

 
To the best of your knowledge, are there any problems with the underground 
utilities at the Subject, such as leaks, periodic breaks, etc.?   Yes ☐ No ☒ U/K ☐ 
If yes, please list the problem areas. 

 
b. Septic Systems 

 
Was or is there a septic system on the property?    Yes ☐   No ☒ U/K ☐ 

 

If so, is the septic system currently in use?     Yes ☐   No ☐ 
 

If “Yes”, any problems (explain below)?      Yes ☐   No ☐ 
 

What is the date of the last septic tank pumping/cleaning? 
 

c. Stormwater Management and Floor Drains 
 

Is there an underground stormwater retention or detention system?  Yes ☒ No ☐ 
 

If “Yes”, please provide any information as to its capacity, location, construction 
and whether it functions as a sediment control basin.  Unknown 
 
Where is the site’s stormwater discharged to?  Public right of way and on-site storm water 
drains_______________________________________________________ 

 
Are there any floor drains on the site?     Yes ☐   No ☒ U/K ☐ 
If so, where do they discharge to? 

 
d. Wells 

 
Is there a well on the site?       Yes ☒   No ☐ U/K ☐ 

 
If so, what type of well is it?: 

 
Drinking Water  ☐ Irrigation  ☒ 
Monitoring  ☐ Dry Well  ☐ 

 
Have contaminants in excess of governmental  
guidelines been identified in the water?    Yes ☐   No ☒ 

 
4. Parking 
 

How many parking spaces are available to the site? 
 

 At Grade Garage Carport Off Site Totals 



 
Standard 136    136 

Handicap 6    6 

Totals 142    142 

 
5. Roofing System 
 

To the best of your knowledge, is the roof’s installer still in business?   Yes ☐ No ☐ U/K ☒ 
 

Is the roofing system still under warranty?       Yes ☐ No ☒ U/K ☐ 
 

If “Yes”, how long is the warranty period and when did it start?_______________. 
Please provide a copy of the warranty. 

 
6. Sprinklers 

 
Is the building covered by a fire sprinkler system?      Full ☒   Partial ☐ 

 
If “Partial”, list below what areas are not covered? 

 
7. Elevators 
 

Are the elevators, if any, fitted with a “Firemen’s” return?  N/A  Yes ☐   No ☐ U/K ☐ 
 
8. Building Conditions 
 

To the best of your knowledge, does the building have any of the following conditions?  If so, describe the type and location of the problem and if 
any repairs or replacements been made within the last three (3) years to alleviate same? 

 
a. Roof leakage?        Yes ☐   No ☒ 

 
b. Exterior facade (including penetrations and windows)  

water/moisture infiltration problems?     Yes ☐   No ☒ 
 

c. Exterior Insulation Finish System (“EIFS) water/moisture infiltration? Yes ☐   No ☒ 
 

d. Structural problems such as excessive floor framing deflection,  
sidewall or foundation cracks? Yes ☐   No ☒ 

 
e. Cellar/Basement/Crawlspace water/moisture infiltration?  Yes ☐   No ☒ 

 
f. Heating capacity, distribution or equipment deficiencies? Yes ☐   No ☒ 
 
g. Domestic hot water capacity, distribution or equipment deficiencies? Yes ☐   No ☒ 

 
h. Air conditioning capacity, distribution or equipment deficiencies?  Yes ☐   No ☒ 
 
i. Water treatment system operation, chemical balancing deficiencies, or portions  

of process piping and equipment NOT protected with a treatment system? Yes ☐   No ☒ 
    Please explain any YES response: 
    

j. Inadequate domestic water pressure, discolored potable water,  
or drain line problems?      Yes ☐   No ☒ 

 
k. Inadequate electrical capacity or distribution?    Yes ☐   No ☒ 

If “Yes”, please state where: 
 

l. Presence of phenolic roof insulation? Yes ☐   No ☐ U/K ☒ 



 
 

m. Aluminum branch or distribution wiring?  Yes ☐   No ☐ U/K ☒ 
 

n. Polybutylene water supply piping?  Yes ☐   No ☐ U/K ☒ 
 

o. Fire retardant treated plywood roof sheathing? Yes ☐   No ☐ U/K ☒ 
 

p. Omega or Star sprinkler heads? Yes ☐   No ☒ U/K ☐ 
If “Yes”, have the Omega heads been replaced prior to January 1, 1999? Yes ☐   No ☐ U/K ☐ 

 
q. Central, Gem or Star sprinkler heads recalled in July 2001? Yes ☐ No ☒ U/K ☐ 
 
r. Galvanized iron or brass water supply piping? Yes ☐ No ☒ U/K ☐ 
 
s. Fire-rated suspended ceiling system? Yes ☐ No ☒ U/K ☐ 
 If “Yes”, where? 

 
t.  Chinese drywall?  Yes ☐ No ☒  U/K ☐ 

   If “Yes,” please detail any remediation efforts below. 
 
u.  Prior design or construction problems, flaws, or lawsuits? Yes ☐ No ☒  U/K ☐ 

   If “Yes,” please detail the resolution of same below. 
 

 
9. Building Repairs in Buyout Phase 
 

Are you in receipt of, or have you solicited, any proposals to perform any repairs or 
replacement work to the building(s) or any of its components that will exceed an 
aggregate cost of $5,000?        Yes ☐   No ☒ 

 
If “Yes”, please explain: 

 
 
10. Work Orders 
 
 What are the 10 most common work orders related to the Subject? Roof leaks 
 
 
11. Flooding 
 

Has any portion of the site incurred flooding?     Yes ☐   No ☒ 
 

If “Yes”, please explain and identify location. 
 
Is any portion of the site located in a flood plain?      Yes ☐   No ☒ 

 
12. Capital Improvements 
 

Have there been any additions made to the property?     Yes ☐   No ☒ 
 

If “Yes”, please explain and identify location and the date of the improvements. 
 
 
13. Tenant Responsibilities 
 

Please identify the following components or systems where tenants are solely responsible for repair, 
servicing/maintenance, and replacement under the terms of their lease: 

 
a. Domestic Hot Water Heaters   ☒ 



 
b. Rooftop Air Conditioning Units N/A  ☐ 
c. Air-cooled DX Condensers/Compressors  ☒ 
d. Kitchen Equipment    ☒ 
e. Ballroom/Meeting Room Furnishings  ☒ 
f. Other ________________________________________ 

 
14. Building System Replacement Status 
 

Please fill-out the following schedule as to the replacement status of the stated components, equipment or systems, 
which are applicable to the Subject: 
 

Item or System 

Approximate 
Quantity 
Replaced 
To Date 

Quantity or $ for 
Historical Replacements 

Average Unit Cost For 
Replacement or Total 

Cost Incurred or 
Contract Amount 2014 2015 2016 

Asphalt Pavement Sealant     $          /SY 

Asphalt Pavement Overlay/Repairs  1,200 1,290 0 $          /SY 

Roofing  2,904 2,105 635 $       /SF or $        /Bldg 

Exterior Painting     $          /Bldg. 

Deck/Balcony Re-construction     $          /Deck 

Galvanized Iron or Brass Water Piping      

Through-wall A/C Units     $          /Each 

A/C Compressors     $          /Each 

A/C DX Condensers       

Rooftop Package Units (HVAC)     $          /Each 

Heat Pump Units     $          /Each 

Fan Coil Units (HVAC)     $          /Each 

Package Terminal A/C (PTAC)     $          /Each 

Chillers     $          /Each 

Cooling Towers     $          /Each 

Air Handling Units     $          /Each 

Individual Unit Furnaces     $          /Each 

Central Boiler     $          /Each 

Oil/Gas Burner(s)     $          /Each 

Indiv. Domestic Hot Water Heaters     $          /Each 

Central Domestic Hot Water Heaters     $          /Each 

Kitchen Equipment     $          /Each 

Laundry Equipment     $          /Each 

Swimming Pool Re-surfacing     $           /Pool 
$          /Each 

Swimming Pool Pump Equipment     $           /Sys. 

Swimming Pool Filtering Equipment     $           /Pool 

Tennis Court Re-Surfacing & Markings     $          /Court 

 
Please identify capital improvements that are typically performed by property management and not subcontracted such 
as: replacement of domestic hot water heaters, replacement of air conditioning compressors, etc.   

 

C. AMERICANS WITH DISABILITIES ACT (ADA) 

 
1. Have any ADA related improvements been made to the property?     Yes ☐   No ☒ 

If “Yes,” please identify the improvements. 
 



 
2. Are there any ADA Kits/Boxes used to meet ADA requirements?    Yes ☐   No ☒ 

If “Yes,” how many? 
 

D. REGULATORY 

 
1. Has the property ever been subject to any environmental enforcement 

action by the federal , state or local government?     Yes ☐   No ☒ U/K ☐ 
If so, please explain. 

 
2. Do you have any knowledge of pending or contemplated environmental 

actions against the Subject or neighborhood properties    Yes ☐   No ☒９▉╳糎☐ 
If so, please state the circumstances. 

 
3. Has there been any citizen or tenant complaints regarding environmental or health matters 

in connection with the Subject?       Yes ☐   No ☒ U/K ☐ 
 

If so, please explain. 
 
4. Are you in receipt of any notices of code violations from the municipality’s building 

department, zoning and/or planning department, fire department, or health department? Yes ☐ No ☒ 
 
If “Yes”, please disclose the nature of the violations, attach copies of the violations to this statement and explain 
what actions are being undertaken to comply. 
 
 

5. Are you aware of notice from any government agency regarding potential 
condemnation or right-of-way widening?       Yes ☐ No ☒ 
 
If “Yes,” please explain: 
 

E. SITE HISTORY and PREVIOUS REPORTS 

 
1. Were there any buildings or other improvements on the property prior 

to the existing improvements?       Yes ☐    No ☐ U/K ☒ 
If so, what were they? 

 
2. Is or has the property been used for industrial or agricultural purposes, or as a gasoline 

station, auto repair, dry cleaner, junkyard, or landfill?    Yes ☐    No ☒ U/K ☐ 
If so, please describe. 

 
3. Site Operations 

 
To the best of your knowledge, do any of the following operations take place on the Subject or have ever taken 
place on the Subject: 

 
  Dry Cleaning:     Yes ☐  No ☒ 
  Petroleum Storage/Sales:    Yes ☐  No ☒ 
  Photo or X-Ray Finishing:    Yes ☐  No ☒ 
  Electronic Equipment 
  Assembly or Manufacturing:   Yes ☐  No ☒ 
  Paint or Solvent Storage:    Yes ☐  No ☒ 
  Chemical Manufacturing:    Yes ☐  No ☒ 
  Automobile Storage, Repair, or Disposal:  Yes ☒   No ☐ 
  Agriculture:     Yes ☐   No ☒ 
  

 
 



 
 
4. Previous Studies/Documentation 

 
a. Environmental Reports 

 
Do you have any knowledge of previously prepared Environmental Site Assessment Reports, asbestos surveys, 
lead-based paint studies or testing (soil, groundwater, tank tightness testing, lead-based paint testing, asbestos 
testing, indoor air quality, mold (bacteria and fungi testing), etc.) conducted on the site?  If so, please either 
provide copies of the reports or list the title, date, preparer and recipient of such report(s) below: 

 
o I have no knowledge of any environmental related studies or reports prepared on the Subject. 

 
b. Title Reports and Engineering/Architectural Drawings 
 

Are you in possession of a title report, site drawings, building drawings 
and specifications and/or a survey for the site?   Yes ☒    No ☐ 

 
If so, please provide copies of same. 

 
Please provide all available environmental information from yours or your Client’s records including, but not 
limited to, documentation in connection with any pending or threatened public or private proceedings or 
litigation with respect to environmental liability, environmental permits and permit applications, underground 
and aboveground tank registration and information (including removal and testing of such tanks), 
environmental reports, asbestos, lead-based paint or indoor air quality studies, spill information and 
compliance information and programs. 

 
c. Property Condition Reports 

 
To the best of your knowledge, has the building(s), or any portion 
 thereof, been subject to a property condition survey during the last  
three (3) years to opine on the subject’s physical condition?      Yes ☒ No ☐ 

 
If “Yes”, please provide a copy. 

 
F. SURROUNDING PROPERTIES 

 
1. Has any adjoining properties been used for industrial purposes, or as 

a gasoline station, auto repair shop, junkyard, dry cleaner or landfill?   Yes ☐   No ☐ U/K ☒ 
If so, please explain. 

 
 2. Are you aware of any contamination conditions on adjoining or 

nearby properties?        Yes ☐   No ☒ U/K ☒ 
 

3. Are you aware of any active or former waste treatment or  
disposal pits, ponds, or lagoons on adjacent or nearby sites?    Yes ☐   No ☒ U/K ☐ 

 
 

G. ASBESTOS 

 
1. Do you have knowledge of any materials or substances on the site 

that are known or suspected to contain asbestos?     Yes ☐   No ☒ U/K ☐ 
 

If so, what materials and where are they located? 
 
2. Has an inspection for asbestos ever been performed on the Subject?   Yes ☐   No ☒ U/K ☐ 
 
3. Has asbestos been removed from the Subject?     Yes ☐   No ☒ U/K ☐ 
 
4. Does the building have: 



 
 

· Spray-on or troweled-on fireproofing, insulation or finishes?   Yes ☐   No ☒ U/K ☐ 
 

· Insulation on piping, boilers, tanks, chillers, or other 
mechanical equipment?       Yes ☐   No ☒ U/K ☐ 

 
· Transite used in cooling towers, exterior walls, ceilings fascia panels, etc.? Yes ☐   No ☒ U/K ☐ 

 
· Resilient floor tile?       Yes ☐   No ☒ U/K ☐ 

 
· Suspended acoustical ceiling tiles?      Yes ☒   No ☐ U/K ☐ 

 
· A built-up or rolled roofing system?      Yes ☐   No ☒ U/K ☐ 

 

H. PCBs 
 
1. Are there any on-site electrical transformers or electrical switchgear?   Yes ☐   No ☒ U/K ☐ 

If so, do they contain PCBs?       Yes ☐   No ☐ U/K ☐ 
 

Who owns the transformers and where are they located? 
 
2. Did any on-site transformers formerly contain PCBs, 

but later had the dielectric fluid replaced?      Yes ☐   No ☒ U/K ☐ 
 

3. Is there any hydraulic equipment such as elevators or automotive 
lifts on-site?        Yes ☒   No ☐ U/K ☐ 

 
If so, who services the equipment? Tenant 

 
Are you aware of any hydraulic fluid leaks in connection with the hydraulic equipment? Yes ☐   No ☒ U/K ☐ 
 
 

I. STORAGE TANKS 
 
1. Are there any (active or inactive) Underground Storage Tanks ("UST")  
 or Aboveground Storage Tanks ("AST") on the site?     Yes ☐   No ☒ U/K ☐ 
 

If so, please fill out the following schedule: 
 

Active or Inactive Tanks 
 

Location of Tank 
Size of 
Tank 

(Gallons) 

AST 
or 

UST 

Tank 
Contents 

Age of 
Tank 

(Years) 

Does the Tank 
Have Corrosion 

Protection? 
(Yes/No) 

Does the 
Tank Have 

Leak 
Detection? 
(Yes/No) 

Is the 
Tank In-

Use? 
(Yes/No) 

        

        

        

 
Have any of the tanks been tightness tested?      Yes ☐   No ☐ U/K ☐ 

 
2. Do you have any knowledge of tanks that were either 

removed or closed in-place at the site?      Yes ☐   No ☒ U/K ☐ 



 
 

If so, please fill out the following schedule: 
 

Tanks Removed or Closed In-Place 
 

Location of Former Tank 
Size of 
Tank 

(Gallons) 

AST 
or 

UST 

Tank 
Contents 

Tank Removal 
Company 

Year Tank Was 
Removed 

      

      

 
 

J. LEAD  

 
1. Are you aware of any lead-based paint (“LBP”) applications on the site?  Yes ☐   No ☒ U/K ☐ 
 
2. Has LBP testing been conducted?       Yes ☐   No ☐ U/K ☒ 
 
3. Have there been any reported incidences of children with elevated 

blood lead levels residing at the site?      Yes ☐   No ☒ U/K ☐ 
 
4. Are there any children younger than 7 years old residing at the site 

or frequenting the site on a daily basis?      Yes ☐   No ☐ U/K ☒ 
 
5. Have any LBP abatements been conducted?      Yes ☐   No ☒ U/K ☐ 
 
6. Has the water been tested for lead?      Yes ☐   No ☒ U/K ☐ 

If so, please provide a copy of the results 
 
 

K. HAZARDOUS MATERIALS 
 
1. Are hazardous materials or chemicals stored or used on-site?    Yes ☐   No ☒ U/K ☐ 
 
2. Are there any hazardous or medical waste or fluids generated or used 

that employ an outside service for their periodic supply and removal?   Yes ☐   No ☒ U/K ☐ 
 

If so, please provide the name, address, & telephone number of the disposal company 
and the facility generating the waste.  

 

L. INDOOR AIR QUALITY 
 
1. Have strong mold odors and/or mold staining been observed on-site?  Yes ☐    No ☒ U/K ☐ 

 
2. Have there been any employee or tenant reports of symptoms consistent  

with mold contamination or other indoor air quality concerns?   Yes ☐    No ☒ U/K ☐ 
 

3. Are you aware of elevated radon gas concentrations on-site?   Yes ☐    No ☒ U/K ☐ 
 

M.  AAI USER QUESTIONNAIRE 

 
In order to qualify for one of the Landowner Liability Protections (LLPs) offered by the Small Business Liability Relief and Brownfield’s 
Revitalization Act of 2001 (the “Brownfield’s Amendments”), the user must conduct the following inquiries required by 40 CFR 312.25, 



 
312.28, 312.29, 312.30 and 312.31.  These inquiries must also be conducted by EPA Brownfield Assessment and Characterization 
grantees.  The user should provide the following information to the environmental professional.  Failure to conduct these inquiries 
could result in a determination that “all appropriate inquiries” is not complete. 
 
1. Did a search of recorded land title records (or judicial records where  

Appropriate, See Note 1 below) identify any environmental liens filed  Yes ☐  No ☒  NA ☐ 
or recorded against the property under federal, tribal, state or local law? 
 

Note 1 – In certain jurisdictions, federal, tribal, state or local statutes, or regulations specify that environmental liens and 
Activity and Use Limitations (AULs) be filed in judicial records rather than in land title records.  In such cases, judicial 
records must be searched for environmental liens and AULs. 

 
2. Did a search of recorded land title records (or judicial records where  

appropriate, see Note 1 above) identify any AULs, such as engineering  
controls, land use restrictions or institutional controls that are in place at  
the property and/or have been filed or recorded against the property  
under federal, tribal, state or local law?     Yes ☐  No  ☒  NA ☐ 

 
3. Do you have any specialized knowledge or experience related to the 

 property or nearby properties?  For example, are you involved in the 
same line of business as the current or former occupants of the property 
or an adjoining property so that you would have specialized knowledge 
of the chemicals and processes used by this type of business?  Yes ☐  No  ☒  NA ☐ 

 
4. Does the purchase price paid for this property reasonably reflect  

the fair market value of the property?       Yes ☒  No  ☐  NA ☐ 
 

If you conclude that there is a difference, have you considered whether 
the lower purchase price is because contamination is known or 
believed to be present at the property?     Yes ☐  No  ☐  NA ☒ 

 
5. Are you aware of commonly known or reasonably ascertainable information about the properly that would help 

the environmental professional to identify conditions indicative of releases or threatened releases?  For example: 
 

(a.) Do you know the past uses of the property?     Yes ☐  No  ☒  NA ☐ 
 

(b.) Do you know of specific chemicals that are present  
or once were present at the property?     Yes ☐  No  ☒  NA☐ 

 
(c.) Do you know of spills or other chemical releases that 

have taken place at the property?     Yes ☐  No  ☒  NA ☐ 
 

(d.) Do you know of any environmental cleanups that have  
taken place at the property?      Yes ☐  No  ☒  NA ☐ 

 
6. Based on your knowledge and experience related to the property 

are there any obvious indicators that point to the presence or   
likely presence of releases at the property?     Yes ☐  No  ☒  NA ☐ 

 
 

 

 
The following documents are being requested to assist CBRE with the preparation of our Property 
Condition Assessment.  Please provide the available documents to the CBRE Project Manager prior to 
or during the site visit. 

 

Plans, Specs and Miscellaneous Documents:  Building Maintenance History: 

· Geotechnical/Soils Report  · Tenant Complaint Log 

· As-Built Plans and Specifications  · Names and Telephone Numbers of 

Document Request List 
 
 



 
Service Firms: 

· Architect’s Certificate of Substantial 
Completion 

 · Façade Repairs/Restoration 

Warranty Documents:  · Roofing 

· Roof System  · Plumbing 

· Sidewall Systems  · Water Tower 

· Plaza/Terrace Systems  · Heating 

· Parking Garage/Deck Coating Systems  · Boiler Water Treatment 

Municipal Department Documents:  · Air Conditioning 

· Certificate of Occupancy, Completion or 
Compliance 

 · Cooling Tower 

· Schedule of Building Code Violations  · Electrical 

· Elevator, Boiler, Electrical, or other 
Inspection Certificate (s) 

 · Sprinkler/Standpipe System 

· Façade Inspection Report, such as: NYC’s 
Local Law 11 Report and Form No. 
1642D or Boston’s Ordinance 9-9.12 
Exterior Wall Certificate, if applicable 

 · Life/Safety Alarm System 

· Elevator 

Promotional/Leasing Information: 

 · HVAC System Operating Reports such 
as: Eddy Current, Oil Analysis and 
Vibration Analysis. 

· Copy of the Most Recent Appraisal  · Schedule of Capital Expenditures for 
Previous Five (5) Years. 

· Promotional Leasing Literature   Miscellaneous Studies: 

· Tenant SFR Schedule  · Roof Condition Survey 

· Schedule of Floor Area Measurements: 
Gross, Usable and Rentable SF 

 · Previously Prepared Replacement 
Reserve Studies 

· Location Map  · ADA Survey & Compliance Report 

  · Sprinkler System/Standpipe Survey 
Prepared by Insurance Company 

 



Building Survey Out of Scope Items 
ASTM E 2018-08 

 
The following excerpts from the ASTM’s “Standard Guide for Property Condition Assessments: Baseline 
Property Condition Assessment Practice” identifies those building survey practices that are identified as “out of 
scope issues” with respect to this assignment’s walk-through survey and the resulting Property Condition 
Report.  

 

Paragraph # Section 8 
8.4.1.8 Utilities:  Operating conditions of any systems or accessing manholes or utility pits. 
8.4.2.2 Structural Frame and Building Envelope:  Entering of crawl or confined space areas 

(however, 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. 

8.4.3.2. Roofs:  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. 

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

8.4.5.2 Heating:  Observation of flue connections, interiors of chimneys, flues or boiler stacks, or 
tenant-owned or maintained equipment. 

8.4.6.2 Air-conditioning and Ventilation:  Evaluation of process related equipment or condition of 
tenant owned/maintained equipment. 

8.4.7.2 Electrical:  Removing of electrical panel covers, except of removed by building staff, EMF 
issues, electrical testing, or operating of any electrical devices.  Process related equipment 
or tenant-owned equipment 

8.4.8.2 Vertical Transportation:  Examining of cables, sheaves, controllers, motors, inspection tags, 
or entering elevator/escalator pits or shafts. 

8.4.9.1 Life Safety/Fire Protection:  Determining NFPA hazard classifications, classifying, or testing 
fire rating of assemblies. 

8.4.10.2 Interior Elements:  Operating appliances or fixtures, determining or reporting STC (Sound 
Transmission Class) ratings, and flammability issues/regulations. 

 

Paragraph # Section 11 

11.1 Activity Exclusions:  The activities listed below are generally 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 implying that any exclusion not specifically 
identified is a PCA requirement under this guide. 

11.1.1 Removing or relocating materials, furniture, storage containers, personal effects, debris 
material or finishes; conducting exploratory probing or testing; dismantling or operating of 
equipment or appliances; or disturbing personal items or property which obstructs access or 
visibility. 

11.1.2 Preparing engineering calculations (civil, structural, mechanical, electrical, etc.) to determine 
any system’s, component’s, or equipment’s adequacy or compliance with any specific or 
commonly accepted design requirements or building codes, or preparing designs or 
specifications to remedy any physical deficiency. 

11.1.3 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, and legal encumbrances such as easements, dwelling unit count and mix, 
building property line setbacks or elevations, number and size of parking spaces, etc. 

11.1.4 Reporting on the presence or absence of pests such as wood damaged organisms, rodents, 
or insects unless evidence of such presence is readily apparent during the course of the field 
observer’s 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. 

11.1.5 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; waste water treatment plants; or items or systems that 



are not permanently installed. 
11.1.6 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, which may 
damage or impair the physical integrity of the property, any system, or component. 

11.1.7 Providing an opinion on the condition of any system or component, which is shutdown, or 
whose operation by the field observer may significantly increase the registered electrical 
demand load.  However, consultant is to provide an opinion of its physical condition to the 
extent reasonably possible considering its age, obvious condition, manufacturer, etc. 

11.1.8 Evaluating acoustical or insulating characteristics of systems or components. 
11.1.9 Providing an opinion on matters regarding security of the subject property and protection of 

its occupants or users from unauthorized access. 
11.1.10 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. 
11.1.11 Providing an environmental assessment or opinion on the presence of any environmental 

issues such as asbestos, hazardous waste, toxic materials, the location and presence of 
designated wetlands, IAQ, etc. 

11.2 Warranty, Guarantee and Code Compliance Exclusions – By conducting a PCA and 
preparing a PCR, the consultant is merely 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: 

11.2.1 Any system’s or component’s physical condition or use, nor is a PCA to be construed as 
substituting for any system’s or equipment’s warranty transfer inspection; 

11.2.2 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; 

11.2.3 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, Colorado 
Board of Fire Underwriters, etc. 

11.3 Additional/General Considerations. 
11.3.1 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 under Section 
10.9. 

11.3.2 Non-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. 

 



Building Department 
Freedom of Information Act Request 

 
55 West Red Oak Lane 

White Plains, New York 10604 
239.839.5235 (tel) 914.694.1335 (fax) 

roger.urban@ivi-intl.com (email) 
 

 
Date: July 27, 2016 To:  
Subject: Goldenrod CommerCenter  Orange County Permits & Licenses 
 Industrial Buildings  201 S. Rosalind Avenue 
 1460, 1468 & 1476 N. Goldenrod 

Road 
 Orlando, Florida  32801 

 Orlando, Florida  32807  (407) 836-5645 (tel) 
(407) 836-5489 (fax) 

Project Mgr: Roger Urban Proj. No.: PC60727365-101 
 
CBRE has been commissioned to conduct a Property Condition Assessment on the above referenced Subject.  Please 
respond to the following documentation/information requests.  Should you have any questions or should there be any 
fees associated with providing the requested information, please call Roger Urban.  Thank you for your assistance. 
 
1. Does the Subject have any material outstanding building code violations within its file? Yes ☐ No ☐ 

If “Yes”, please fax copies of same. 
 
2. Are there any existing or pending material building or fire/life safety code requirements  Yes ☐ No ☐ 

that the Subject would not be grandfathered and therefore compliance would then be 
mandatory?  If “Yes”, please briefly explain.  
 

3. Do you have any general or specific knowledge of any physical conditions (site or Yes ☐ No ☐ 
building) that negatively impact the Subject such as localized flooding, sanitary sewer  
back-up problems, etc.?  If “Yes”, please briefly explain.  

 
4. Is the Subject within a 100-year frequency flood plain?  If “Yes”, please identify Yes ☐ No ☐ 

the Flood Hazard Zone as per FEMA’s Flood Insurance Rate Maps. 
 

5. What Building Code is enforced, and what is the local Zoning Ordinance classification 
of the property? 

 
6. Are there any municipal required procedures or mandated improvements that are triggered 

by a change of ownership/title such as: a re-inspection by the Building Department, the 
installation of sprinklers, installing water conservation devices, etc.?  If so, what are they? 

 
7. Please fax us a copy of the Subject’s Certificate of Occupancy. 
 
 
 

Submitted By:  ________________________________________   Date:  __________________ 
 
 



Fire Department 
Freedom of Information Act Request 

 

 
 

55 West Red Oak Lane 
White Plains, New York 10604 

239.839.5235 (tel) 914.694.1335 (fax) 
roger.urban@ivi-intl.com (email) 

 
Date: July 27, 2016 To: Office of the Fire Marshal 
Subject: Goldenrod CommerCenter  Orange County Fire Rescue Department 
 Industrial Buildings  109 E. Church Street 
 1460, 1468 & 1476 N. Goldenrod 

Road 
 Orlando, Florida  32801 

 Orlando, Florida  32807  (407) 836-0070 (tel) 
(407) 836-8330 (fax) 

Project Mgr: Roger Urban Proj. No.: PC60727365-101 
 

CBRE has been commissioned to conduct a Property Condition Assessment on the above referenced property.  
Please respond to the following documentation/information requests.  Should you have any questions or should 
there be any fees associated with providing the requested information, please call Roger Urban.  Thank you for 
your assistance. 
 
1. Does the Subject have any significant outstanding fire code violations within its file? Yes ☐ No ☐ 

If “Yes”, please fax copies of same. 
 
 
2. Are there any existing or pending significant fire/life safety code requirements  Yes ☐ No ☐ 

that the Subject would not be grandfathered and therefore compliance would then be 
mandatory?  If “Yes”, please briefly explain.  
 
 
 

3. Do you have any general or specific knowledge of any physical conditions (site or  Yes ☐ No ☐ 
building) that negatively impact the Subject such as lack of sprinklers that are required  
by code, inadequate alarm systems, back-up problems, etc.?  If “Yes”, please briefly explain.  

 
 
4. Any general comments or suggested life/safety improvements? 
 
 

Submitted By:  ________________________________________   Date:  __________________ 
 
 



Zoning Department 
Freedom of Information Act Request 

 

 
 

55 West Red Oak Lane 
White Plains, New York 10604 

239.839.5235 (tel) 914.694.1335 (fax) 
roger.urban@ivi-intl.com (email) 

 

 
CBRE has been commissioned to conduct a Property Condition Assessment Survey on the above referenced Subject.  
Please respond to the following documentation/information requests to the above telephone/fax number.  Should you have 
any questions or should there be any fees associated with providing the requested information, please call Roger Urban.  
Thank you for your assistance. 
 
1. Is the Subject within a Zoning District?  If “Yes”, please identify the Zone/District, when 

it was adopted and the specific signage and parking requirements. Yes o No o 
 
2. Is the Subject a currently permitted use?                                                                                Yes o No o 
 
3. Does the Subject have any material outstanding zoning code violations within its file?               
 If “Yes”, please fax copies of same. Yes o No o 
   
4. Does the placement, quantity or area of signage comply with current zoning requirements?      Yes o No o 
 
5. Does the quantity of parking spaces comply with current zoning requirements?                          Yes o No o 
 
6. Are there any existing or pending material zoning code requirements/regulations                        Yes o No o 
 that the Subject would be considered an existing non-conforming use?   
 If “Yes”, please briefly explain.  
 
7. Was the Subject built “as of right”?  If “No” to the above, what variances were necessary?  Yes o No o 
 
8. In the event of a catastrophic loss, could the Subject be rebuilt to its current density?                  Yes o No o 
 
9. Are there any municipal required procedures or mandated improvements that are triggered 

by a change of ownership/title such as: new Use Permit or a re-issuance of Zoning Approval 
by the Zoning Department or Zoning Board of Appeals?  If so, what are they?                                 Yes o No o 

 
10. Please fax us a copy of the Subject’s Zoning Compliance Certificate, if any.                               Yes o No o 
 
 

Submitted By:  ______________________________                    Date:  __________________ 
 
 

Date: July 27, 2016 To:  
Subject: Goldenrod CommerCenter Dept.: Orange County Planning & 

Development 
 Industrial Buildings  201 S. Rosalind Avenue 
 1460, 1468 & 1476 N. Goldenrod Road  Orlando, Florida  32801 
 Orlando, Florida  32807  (407) 836-3111 (tel) 

(407) 836-5862 (fax) 
Project Manager: Roger Urban Proj. No.: PC60727365-101 





For Lease

Goldenrod CommerCenter
Office / Warehouse Space

Property Features

• Three grade level office / warehouse buildings  
totaling 78,646± SF

• Clear height:  16’ - 20’

• 12’ x 14’ grade-level 
overhead doors

• Immediate occupancy

• Zoning:  I-1, Industrial

• Centrally located in East 
Orlando on the west 
side of Goldenrod Road, 
just south of Colonial 
Drive (SR 50)

• Convenient to Florida Hospital East, Lake Underhill 
Road, SR 408 (East-West) and SR 417 (GreeneWay)

1460-1476 North Goldenrod Road, Orlando, Florida 32807

The information contained herein has been given to us by the owner of the property or 
other sources we deem reliable. We have no reason to doubt its accuracy, but we do 
not guarantee it. All information should be verified prior to purchase or lease. Unless 
otherwise noted, the property is being offered as-is, where is, with all faults.

1800 Pembrook Drive, Suite 350
Orlando, Florida 32810
+1 407 875 9989

nairealvest.com

Available Space
1460 North Goldenrod Road
• Suite 105 - $9.00/SF NNN

2,000± SF (2 offices)

1468 North Goldenrod Road
• Suite 210 - $7.00/SF NNN

2,206± SF (156± SF office)

1476 North Goldenrod Road
• Suite 320 - $7.00/SF NNN

2,191± SF (150± SF office)
• Suite 325 - $8.00/SF NNN

2,191± SF (190± SF office)
• Suite 340 - from $6.75/SF NNN

6,536± SF (1,200± SF office) 
Can be demised by 2,000± SF or 
4,000± SF

• Suite 325 & 340 - $6.50/SF NNN
8,727± SF (1,390± SF office)

04.29.16

Lease Rate: from $6.50/SF NNN 
Operating Expenses: $2.05/SF
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For more information:
Michael Heidrich
+1 407 949 0719 • mheidrich@realvest.com

Patty Nolff
+1 407 949 0721 • pnolff@realvest.com



1800 Pembrook Drive, Suite 350
Orlando, Florida  32810
+1 407 875 9989

nairealvest.com

Outside Storage
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6,536± SF
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2,191±
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2,191±
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2,206±
SF

2,000± SF

1460 - 1476 North Goldenrod Road
Orlando, Florida 32807

For Lease

Goldenrod CommerCenter
Office / Warehouse Space

For more information:
Michael Heidrich
+1 407 949 0719 • mheidrich@realvest.com

Patty Nolff
+1 407 949 0721 • pnolff@realvest.com



1460-1476 North Goldenrod Rd
Orlando, Florida 32807

The information contained herein has been given to us by the owner of the property or 
other sources we deem reliable. We have no reason to doubt its accuracy, but we do 
not guarantee it. All information should be verified prior to purchase or lease. Unless 
otherwise noted, the property is being offered as-is, where is, with all faults.

1800 Pembrook Drive, Suite 350
Orlando, Florida 32810
+1 407 875 9989

nairealvest.com

04.29.16

1460 N Goldenrod Rd, Ste 105

• 2,000± SF

• 2 offices

• 1 restroom

• 1 grade-level overhead door (12’ x 14’)

O�ce O�ce

For more information:
Michael Heidrich
+1 407 949 0719
mheidrich@realvest.com

Patty Nolff
+1 407 949 0721
pnolff@realvest.com

For Lease

Goldenrod CommerCenter
Floor Plans



1460-1476 North Goldenrod Rd
Orlando, Florida 32807

The information contained herein has been given to us by the owner of the property or 
other sources we deem reliable. We have no reason to doubt its accuracy, but we do 
not guarantee it. All information should be verified prior to purchase or lease. Unless 
otherwise noted, the property is being offered as-is, where is, with all faults.

1800 Pembrook Drive, Suite 350
Orlando, Florida 32810
+1 407 875 9989

nairealvest.com

04.29.16

1468 N Goldenrod Rd, Ste 210

• 2,206± SF

• 1 office (156± SF)

• 1 restroom

• 1 grade-level overhead door (12’ x 14’)
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For more information:
Michael Heidrich
+1 407 949 0719
mheidrich@realvest.com

Patty Nolff
+1 407 949 0721
pnolff@realvest.com

For Lease

Goldenrod CommerCenter
Floor Plans



1460-1476 North Goldenrod Rd
Orlando, Florida 32807

The information contained herein has been given to us by the owner of the property or 
other sources we deem reliable. We have no reason to doubt its accuracy, but we do 
not guarantee it. All information should be verified prior to purchase or lease. Unless 
otherwise noted, the property is being offered as-is, where is, with all faults.

1800 Pembrook Drive, Suite 350
Orlando, Florida 32810
+1 407 875 9989

nairealvest.com

04.29.16

1476 N Goldenrod Rd, Ste 320

• 2,191± SF

• 1 office (150± SF)

• 1 restroom

• 1 grade-level overhead door (12’ x 14’)

For more information:
Michael Heidrich
+1 407 949 0719
mheidrich@realvest.com

Patty Nolff
+1 407 949 0721
pnolff@realvest.com

For Lease

Goldenrod CommerCenter
Floor Plans



1460-1476 North Goldenrod Rd
Orlando, Florida 32807

The information contained herein has been given to us by the owner of the property or 
other sources we deem reliable. We have no reason to doubt its accuracy, but we do 
not guarantee it. All information should be verified prior to purchase or lease. Unless 
otherwise noted, the property is being offered as-is, where is, with all faults.

1800 Pembrook Drive, Suite 350
Orlando, Florida 32810
+1 407 875 9989

nairealvest.com

04.05.16

1476 N Goldenrod Rd, Ste 325

• 2,191± SF

• 1 office (190± SF)

• 1 restroom

• 1 grade-level overhead door (12’ x 14’)

For more information:
Michael Heidrich
+1 407 949 0719
mheidrich@realvest.com

Patty Nolff
+1 407 949 0721
pnolff@realvest.com

For Lease

Goldenrod CommerCenter
Floor Plans



1800 Pembrook Drive, Suite 350
Orlando, Florida 32810
+1 407 875 9989

nairealvest.com

The information contained herein has been given 
to us by the owner of the property or other sources 
we deem reliable. We have no reason to doubt its 
accuracy, but we do not guarantee it. All information 
should be verified prior to purchase or lease. Unless 
otherwise noted, the property is being offered as-is, 
where is, with all faults.

04.05.16

1460-1476 North Goldenrod Rd
Orlando, Florida 32807

For more information:
Michael Heidrich
+1 407 949 0719 • mheidrich@realvest.com

Patty Nolff
+1 407 949 0721 • pnolff@realvest.com

1476 North Goldenrod Road, Ste 340
• 6,536± SF

• 100% AC

• 1,200± SF office with lobby, reception 
area, 2 private offices and large open  
work room

• 2 restrooms

• 3 grade-level overhead doors (12’ x 14’)

• Can be demised into 2,000± or  
4,000± SF spaces

For Lease

Goldenrod CommerCenter
Floor Plans



Commercial Rent RollRHCP COP Orlando Management Page 107-08-2016

As of Date: 07-08-2016

Property:  Goldenrod  Goldenrod SPE LLC

Monthly Annual Annual Monthly Annual Annual Actual(A)/ Intended Sec
Rentable Pct of Rent Rent Rent Per Op Exps Op Exps Op Ex/ Intended(I) (Original) Deposit

Unit Status Sq Ft Property Charges Charges Sq Ft Charges Charges Sq Ft Move-In Date Lease End Held 

100 OCCUPIED  4,000.00 5.09 %     2,233.33    26,799.96     6.70       683.33   8,199.96     2.05
PRIMARY TENANT ID:  Hector S.  Hector A. Perez Santos 03-01-2015 A 02-28-2018   3,100.00

105 OCCUPIED  2,000.00 2.54 %     1,416.67    17,000.04     8.50       341.67   4,100.04     2.05
PRIMARY TENANT ID:  IslamicSoc  Islamic Society Central FL 09-01-2013 A 05-31-2017   1,373.33

115 OCCUPIED  4,000.00 5.09 %     2,490.00    29,880.00     7.47       598.33   7,179.96     1.79
PRIMARY TENANT ID:  ClassACarp  Class A Carpets, Inc. 09-01-2013 A 04-30-2018   3,000.00

120 OCCUPIED  2,000.00 2.54 %     1,416.67    17,000.04    15.40       341.67   4,100.04     4.01
PRIMARY TENANT ID:  Orl Tint  Orlando Tinting Services, LLC 05-01-2016 A 05-31-2021   1,900.00

125 OCCUPIED  2,000.00 2.54 %     1,183.33    14,199.96     7.10       341.67   4,100.04     2.05
PRIMARY TENANT ID:  AltElev  Alternate Elevator 09-01-2013 A 04-30-2021   1,800.00

135 OCCUPIED  6,000.00 7.63 %     3,290.00    39,480.00     6.58     1,025.00  12,300.00     2.05
PRIMARY TENANT ID:  PTS Fitnes  PTS Fitness Studio 09-01-2013 A 09-30-2018   4,400.00

200 OCCUPIED  6,618.00 8.41 %     3,419.30    41,031.60     6.20     1,130.58  13,566.96     2.05
PRIMARY TENANT ID:  SourceAth  The Source Athletics 09-01-2013 A 07-31-2021   4,252.40

210 OCCUPIED  2,206.00 2.80 %       994.54    11,934.48     5.41       376.86   4,522.32     2.05
PRIMARY TENANT ID:  El Palo  El Palo Fuerte, LLC 09-01-2014 A 08-31-2016   1,500.00

215 OCCUPIED  2,206.00 2.80 %     1,055.20    12,662.40     5.74       376.86   4,522.32     2.05
PRIMARY TENANT ID:  InvacareC  Dynamic Medical Systems, LLC 09-01-2013 A 10-31-2017   1,350.00

220 OCCUPIED  2,206.00 2.80 %     1,136.09    13,633.08     6.18       376.86   4,522.32     2.05
PRIMARY TENANT ID:  Alpha  Alpha Environmental  MGMT 04-01-2015 A 04-30-2018   1,600.00

225 OCCUPIED  6,618.00 8.41 %     2,751.99    33,023.88     4.99     1,130.58  13,566.96     2.05
PRIMARY TENANT ID:  Amer Eco  American Ecosystems 05-01-2015 A 04-30-2018   4,000.00

235 OCCUPIED       .00 .00 %      .00      .00
PRIMARY TENANT ID:  Amer Eco  American Ecosystems 05-01-2015 A 04-30-2018



Commercial Rent RollRHCP COP Orlando Management Page 207-08-2016

As of Date: 07-08-2016

Property:  Goldenrod  Goldenrod SPE LLC

Monthly Annual Annual Monthly Annual Annual Actual(A)/ Intended Sec
Rentable Pct of Rent Rent Rent Per Op Exps Op Exps Op Ex/ Intended(I) (Original) Deposit

Unit Status Sq Ft Property Charges Charges Sq Ft Charges Charges Sq Ft Move-In Date Lease End Held 

240 OCCUPIED  4,412.00 5.61 %     2,022.17    24,266.04     5.50       753.72   9,044.64     2.05
PRIMARY TENANT ID:  Logsdon  Logsdon & Sons Installations 09-01-2015 A 09-30-2020   3,000.00

250 OCCUPIED  2,206.00 2.80 %     1,240.88    14,890.56     6.75       376.86   4,522.32     2.05
  3,100.00

PRIMARY TENANT ID:  TLC Prop  TLC Properties, LLC 04-01-2016 A 03-31-2019

255 OCCUPIED  4,412.00 5.61 %     2,047.90    24,574.80     5.57       753.72   9,044.64     2.05
PRIMARY TENANT ID:  CalderonAu  Calderon Automotive Repr Svc 04-01-2014 A 04-30-2019   2,800.00

300 OCCUPIED  6,782.00 8.62 %     3,147.98    37,775.76     5.57     1,158.61  13,903.32     2.05
PRIMARY TENANT ID:  Heron Pest  Heron Pest Control, Inc. 06-01-2014 A 05-31-2019   4,400.00

310 OCCUPIED  4,382.00 5.57 %     1,975.55    23,706.60     5.41       748.59   8,983.08     2.05
PRIMARY TENANT ID:  E&E - EPIC  EPIC Orlando Sports 04-01-2015 A 05-31-2020   2,900.00

320 OCCUPIED  2,191.00 2.79 %     1,551.96    18,623.52     8.50       374.30   4,491.60     2.05
PRIMARY TENANT ID:  IslamiS320  Islamic Society Cen FL 320 09-01-2013 A 05-31-2017   1,600.00

325 OCCUPIED  2,191.00 2.79 %     1,416.85    17,002.20     7.76      .00
PRIMARY TENANT ID:  MobileOval  Mobile Oval Auto Repair, LLC 09-01-2013 A 08-31-2017   1,310.61

340 VACANT  6,536.00 8.31 %     7.92      .00

345 OCCUPIED  5,680.00 7.22 %     2,721.67    32,660.04     5.75       970.33  11,643.96     2.05
PRIMARY TENANT ID:  PJ Powder  PJ Powder, LLC 01-01-2016 A 12-31-2020   3,900.00



Commercial Rent RollRHCP COP Orlando Management Page 307-08-2016

As of Date: 07-08-2016

Property:  Goldenrod  Goldenrod SPE LLC

Monthly Annual Annual Monthly Annual Annual Actual(A)/ Intended Sec
Rentable Pct of Rent Rent Rent Per Op Exps Op Exps Op Ex/ Intended(I) (Original) Deposit

Unit Status Sq Ft Property Charges Charges Sq Ft Charges Charges Sq Ft Move-In Date Lease End Held 

Billboard OCCUPIED       .00 .00 %       400.00     4,800.00      .00      .00
PRIMARY TENANT ID:  Lamar  Lamar Company 06-01-2015 A 03-31-2017

*

Property  Goldenrod Summary Totals:

Total Occupied Sq Ft (Rentable):    72,110.00
Total Vacant Sq Ft (Rentable):     6,536.00

Total Sq Ft (Rentable):    78,646.00

Total Monthly Rent For Occupied Units:    37,912.08
Total Other Monthly Charges For Occupied Units:    11,859.54

Total Annual Rent For All Units:   454,944.96
Total Annual Rent Per Sq Ft For All Units:         5.78

Total # of Units:     22
Percentage Occupied: 91.69 %









Fire Alarm System Inspection and Testing Report
This testing was performed in accordance with applicable N.F.P.A. standards.

Owner: NAI REALVEST

Owner's Address: 1800 Pembrook Dr., Ste. 350 Orlando, FL 32810 

Property Being Evaluated: GOLDENROD COMMERCE                                    BLDG # 1460

Property Address: 1460 GOLDENROD ROAD , ORLANDO FL 32807

239-433-3030 - FAX: 239-433-3263

613 N.W. MERCANTILE PLACE
PORT ST. LUCIE, FL 34986 

772-878-3350 • FAX: 772-878-5967

3226 CHERRY PALM DRIVE
TAMPA, FL 33619 

81 3-630-0303 • FAX: 81 3 -630-0312

11326 DISTRIBUTION AVENUE WEST
JACKSONVILLE, FLORIDA 32256-2745

904-268-3030 - FAX: 904-268-0724 

4683 LAREDO AVENUE
FORT MYERS, FLORIDA 33905 

4370 MOTORSPORT DRIVE
CONCORD, NORTH CAROLINA 28027

704-782-3032 - FAX: 704-795-6838 

222 CAPITOL CT. 
OCOEE, FL 34761-3033 

407-656-3030 - 407-656-8026

3121 NW 16TH TERRACE
POMPANO BEACH, FLORIDA 33064

954-917-3030 - FAX: 954-917-9424  

Monitoring Entity Panel Manufacturer: DMP Model No. N/A
Name: N/A

Account Ref. No. N/A

Circuit Styles: A&B

Last Date System Had Service Performed:

Last Date Software or Configuration was Revised:

Amt

Service

- Weekly

- Monthly

- Quarterly

- Semi-Annually

- Annually

- Other (Specify)

- Digital

- R.F.

- Other Specify

Inspected by (print) CLAYTON DURDEN Date: Jan 27, 2016 Time:

Signature of Alarm Agent: (Agent Meets Requirements Per Florida Statute 489.518)

Name of Owner or representative

Signature      Date: Jan 27, 2016

System restored to normal operation: Time:

Notifications are made Yes No  Who   Time

Monitoring Entity

Building Occupants

Building Management

Other (Specify)

COPS

Date: Jan 27, 2016

AHJ

AHJ phone #

A (

A (

B ( 1A ( )

A ( )

)

)

A ( )

)

B ( )

B ( )

B ( 1 )

B ( )

Bells

Strobes

Horns

Speakers

Chimes

Other: (Specify)

Are Circuits supervised? NoYesNo. of Alarm indicating circuits: 3

ISC #

I.  ALARM NOTIFICATION APPLIANCES TEST AND INSPECTION

         Device           -            Circuit Style/Quantity                         -                       Operational Test       -        Approved Location     -        Pass   -    Fail  
     Type (120Quantity ( 1 ) Size ( 6 ) )

Telephone: N/A

 Owner or rep. requests WAFS to release information from
 I would like to have a copy of NFPA#72 @ an extra charge of $50.00.

 inspections to the underwriters of my insurance company.

NoYes

NoYes

Owner or Owner rep. not on site.
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         Device            -           Circuit Style/Quantity    -             Operational Test     -       Simulated Test                   -                       Pass   -   Fail  
Manual Stations

Ion Detectors

Photo Detectors

Duct Detectors

Heat Detectors

Waterflow Detectors

Supervisory Switches

Pressure Switches

Low Air

Other (Specify):

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

B ( 1 )

B ( )

B ( 1 )

B ( )

B ( )

B ( 1 )

B ( 1 )

B ( )

B ( )

B ( )

III.  SUPERVISORY SIGNAL INITIATING DEVICES & CIRCUIT INFORMATION
Site Water Temp.

Site Water Level

Fire Pump Power

Fire Pump Running

Fire Pump Auto Position

Fire Pump or Pump Control Trouble

Generator In Auto Position

Generator or Controller Trouble

Switch Transfer

Generator Engine Running

Lock Box

N/ANoYes

Yes No N/A

Yes No N/A

N/ANoYes

NoYes N/A

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

A. SIGNALING LINE CIRCUITS

Quantity and style (See NFPA 72, Table 3-6) of signaling line circuits connected to system
Quantity Style(s):

IV. SYSTEM POWER SUPPLIES
A. Primary (Main): Normal Voltage 120VOLT Amps 20

Overcurrent Protection: Type: BREAKER Amps 20

Location (Panel #): HP 

Disconnecting Means Location: # 8

B. Secondary (Standby): 2-12volt 

Storage Battery: Amp-Hr. Rating 8 amp hr 

24
    Engine driven generator dedicated to fire alarm system:

C. Location of Fuel Storage:

D. TYPE BATTERY        SECONDARY POWER

Dry Cell

Nickel Cadmium

Sealed Lead-Acid

Other (Specify):

Type  Visual  Functional

Battery Condition

Load Voltage yes

Discharge Test 5 Min.

Specific Gravity

E. Emergency or standby system used as a back-up to primary power supply, instead of using a secondary
power supply. Emergency system described in N.F.P.A.,. Article 700.

Il. INITIATING AND SUPERVISORY DEVICE TEST AND INSPECTION

Calculated capacity to operate system, in hours: 60
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V. SYSTEM TESTS & INSPECTIONS

A. Type    Visual  Functional  D. Notification Appliances    -   Visual        -            Functional
Control Panel

Interface Equipment

L.E.D. s/ Lamps

Fuses/MicroBreakers

Primary Power Supply

Trouble Signals

Disconnect Switches

Ground Fault Monitoring

Audible

Visual

Speakers

Voice Clarity

E. ON / OFF Premises Monitoring
Yes No N/A

Alarm Signal

Alarm Restoral

Trouble Signal

Trouble Restoral

Supervisory Signal

Supervisory Restoral

B. Emergency Communication Equipment
Type          Visual Functional N/A
Phone Set

Phone Jacks

Off Hook Indicators

Amplifier(s)

Tone Generator(s)

Call In Signal

System Performance

C. Interface Equipment     DEVICE   SIMULATED
(SPECIFY)    VISUAL  OPERATION  OPERATION
DMP WIRELESS

Special Hazard System (Specify)

VI. COMMENTS:
PIV SIGNAL NOT REPORTING TO FACP AT THIS TIME . 

VII. DEFICIENCIES: These items are the owner's responsibility to be repaired and will be quoted separate from inspection cost. 

Remote Anuciator



Fire Alarm System Inspection and Testing Report
This testing was performed in accordance with applicable N.F.P.A. standards.

Owner: NAI REALVEST

Owner's Address: 1800 Pembrook Dr., Ste. 350 Orlando, FL 32810 

Property Being Evaluated: GOLDENROD COMMERCE                                    BLDG # 1468

Property Address: 1468 GOLDENROD ROAD , ORLANDO FL 32807

239-433-3030 - FAX: 239-433-3263

613 N.W. MERCANTILE PLACE
PORT ST. LUCIE, FL 34986 

772-878-3350 • FAX: 772-878-5967

3226 CHERRY PALM DRIVE
TAMPA, FL 33619 

81 3-630-0303 • FAX: 81 3 -630-0312

11326 DISTRIBUTION AVENUE WEST
JACKSONVILLE, FLORIDA 32256-2745

904-268-3030 - FAX: 904-268-0724 

4683 LAREDO AVENUE
FORT MYERS, FLORIDA 33905 

4370 MOTORSPORT DRIVE
CONCORD, NORTH CAROLINA 28027

704-782-3032 - FAX: 704-795-6838 

222 CAPITOL CT. 
OCOEE, FL 34761-3033 

407-656-3030 - 407-656-8026

3121 NW 16TH TERRACE
POMPANO BEACH, FLORIDA 33064

954-917-3030 - FAX: 954-917-9424  

Monitoring Entity Panel Manufacturer: GAMEWELL Model No. FLEX 405
Name: COPS

Account Ref. No. AE21-0358

Circuit Styles: A&B

Last Date System Had Service Performed:

Last Date Software or Configuration was Revised:

Amt

Service

- Weekly

- Monthly

- Quarterly

- Semi-Annually

- Annually

- Other (Specify)

- Digital

- R.F.

- Other Specify

Inspected by (print) CLAYTON DURDEN Date: Jan 27, 2016 Time:

Signature of Alarm Agent: (Agent Meets Requirements Per Florida Statute 489.518)

Name of Owner or representative

Signature      Date: Jan 27, 2016

System restored to normal operation: Time:

Notifications are made Yes No  Who   Time

Monitoring Entity

Building Occupants

Building Management

Other (Specify)

COPS

Date: Jan 27, 2016

AHJ

AHJ phone #

A (

A (

B ( 1A ( )

A ( )

)

)

A ( )

)

B ( )

B ( )

B ( 1 )

B ( )

Bells

Strobes

Horns

Speakers

Chimes

Other: (Specify)

Are Circuits supervised? NoYesNo. of Alarm indicating circuits: 3

ISC #

I.  ALARM NOTIFICATION APPLIANCES TEST AND INSPECTION

         Device           -            Circuit Style/Quantity                         -                       Operational Test       -        Approved Location     -        Pass   -    Fail  
     Type (120Quantity ( 1 ) Size ( 6 ) )

Telephone: 1-800-934-2527

 Owner or rep. requests WAFS to release information from
 I would like to have a copy of NFPA#72 @ an extra charge of $50.00.

 inspections to the underwriters of my insurance company.

NoYes

NoYes

Owner or Owner rep. not on site.
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         Device            -           Circuit Style/Quantity    -             Operational Test     -       Simulated Test                   -                       Pass   -   Fail  
Manual Stations

Ion Detectors

Photo Detectors

Duct Detectors

Heat Detectors

Waterflow Detectors

Supervisory Switches

Pressure Switches

Low Air

Other (Specify):

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

B ( 1 )

B ( )

B ( 1 )

B ( )

B ( )

B ( 1 )

B ( 1 )

B ( )

B ( )

B ( )

III.  SUPERVISORY SIGNAL INITIATING DEVICES & CIRCUIT INFORMATION
Site Water Temp.

Site Water Level

Fire Pump Power

Fire Pump Running

Fire Pump Auto Position

Fire Pump or Pump Control Trouble

Generator In Auto Position

Generator or Controller Trouble

Switch Transfer

Generator Engine Running

Lock Box

N/ANoYes

Yes No N/A

Yes No N/A

N/ANoYes

NoYes N/A

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

A. SIGNALING LINE CIRCUITS

Quantity and style (See NFPA 72, Table 3-6) of signaling line circuits connected to system
Quantity Style(s):

IV. SYSTEM POWER SUPPLIES
A. Primary (Main): Normal Voltage 120VOLT Amps 20

Overcurrent Protection: Type: BREAKER Amps 20

Location (Panel #): HP 

Disconnecting Means Location: # 4

B. Secondary (Standby): 2-12volt 

Storage Battery: Amp-Hr. Rating 8 amp hr 

24
    Engine driven generator dedicated to fire alarm system:

C. Location of Fuel Storage:

D. TYPE BATTERY        SECONDARY POWER

Dry Cell

Nickel Cadmium

Sealed Lead-Acid

Other (Specify):

Type  Visual  Functional

Battery Condition

Load Voltage yes

Discharge Test 5 Min.

Specific Gravity

E. Emergency or standby system used as a back-up to primary power supply, instead of using a secondary
power supply. Emergency system described in N.F.P.A.,. Article 700.

Il. INITIATING AND SUPERVISORY DEVICE TEST AND INSPECTION

Calculated capacity to operate system, in hours: 60



Page 3

V. SYSTEM TESTS & INSPECTIONS

A. Type    Visual  Functional  D. Notification Appliances    -   Visual        -            Functional
Control Panel

Interface Equipment

L.E.D. s/ Lamps

Fuses/MicroBreakers

Primary Power Supply

Trouble Signals

Disconnect Switches

Ground Fault Monitoring

Audible

Visual

Speakers

Voice Clarity

E. ON / OFF Premises Monitoring
Yes No N/A

Alarm Signal

Alarm Restoral

Trouble Signal

Trouble Restoral

Supervisory Signal

Supervisory Restoral

B. Emergency Communication Equipment
Type          Visual Functional N/A
Phone Set

Phone Jacks

Off Hook Indicators

Amplifier(s)

Tone Generator(s)

Call In Signal

System Performance

C. Interface Equipment     DEVICE   SIMULATED
(SPECIFY)    VISUAL  OPERATION  OPERATION
intella net

Special Hazard System (Specify)

VI. COMMENTS:

VII. DEFICIENCIES: These items are the owner's responsibility to be repaired and will be quoted separate from inspection cost. 

Remote Anuciator



Fire Alarm System Inspection and Testing Report
This testing was performed in accordance with applicable N.F.P.A. standards.

Owner: NAI REALVEST

Owner's Address: 1800 Pembrook Dr., Ste. 350 Orlando, FL 32810 

Property Being Evaluated: GOLDENROD COMMERCE                                    BLDG # 1476

Property Address: 1476 GOLDENROD ROAD , ORLANDO FL 32807

239-433-3030 - FAX: 239-433-3263

613 N.W. MERCANTILE PLACE
PORT ST. LUCIE, FL 34986 

772-878-3350 • FAX: 772-878-5967

3226 CHERRY PALM DRIVE
TAMPA, FL 33619 

81 3-630-0303 • FAX: 81 3 -630-0312

11326 DISTRIBUTION AVENUE WEST
JACKSONVILLE, FLORIDA 32256-2745

904-268-3030 - FAX: 904-268-0724 

4683 LAREDO AVENUE
FORT MYERS, FLORIDA 33905 

4370 MOTORSPORT DRIVE
CONCORD, NORTH CAROLINA 28027

704-782-3032 - FAX: 704-795-6838 

222 CAPITOL CT. 
OCOEE, FL 34761-3033 

407-656-3030 - 407-656-8026

3121 NW 16TH TERRACE
POMPANO BEACH, FLORIDA 33064

954-917-3030 - FAX: 954-917-9424  

Monitoring Entity Panel Manufacturer: GAMEWELL Model No. FLEX 405
Name: COPS

Account Ref. No. AE21-0359

Circuit Styles: A&B

Last Date System Had Service Performed:

Last Date Software or Configuration was Revised:

Amt

Service

- Weekly

- Monthly

- Quarterly

- Semi-Annually

- Annually

- Other (Specify)

- Digital

- R.F.

- Other Specify

Inspected by (print) CLAYTON DURDEN Date: Jan 27, 2016 Time:

Signature of Alarm Agent: (Agent Meets Requirements Per Florida Statute 489.518)

Name of Owner or representative

Signature      Date: Jan 27, 2016

System restored to normal operation: Time:

Notifications are made Yes No  Who   Time

Monitoring Entity

Building Occupants

Building Management

Other (Specify)

COPS

Date: Jan 27, 2016

AHJ

AHJ phone #

A (

A (

B ( 1A ( )

A ( )

)

)

A ( )

)

B ( )

B ( )

B ( 1 )

B ( )

Bells

Strobes

Horns

Speakers

Chimes

Other: (Specify)

Are Circuits supervised? NoYesNo. of Alarm indicating circuits: 3

ISC #

I.  ALARM NOTIFICATION APPLIANCES TEST AND INSPECTION

         Device           -            Circuit Style/Quantity                         -                       Operational Test       -        Approved Location     -        Pass   -    Fail  
     Type (120Quantity ( 1 ) Size ( 6 ) )

Telephone: 1-800-934-2527

 Owner or rep. requests WAFS to release information from
 I would like to have a copy of NFPA#72 @ an extra charge of $50.00.

 inspections to the underwriters of my insurance company.

NoYes

NoYes

Owner or Owner rep. not on site.
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         Device            -           Circuit Style/Quantity    -             Operational Test     -       Simulated Test                   -                       Pass   -   Fail  
Manual Stations

Ion Detectors

Photo Detectors

Duct Detectors

Heat Detectors

Waterflow Detectors

Supervisory Switches

Pressure Switches

Low Air

Other (Specify):

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

A ( )

B ( 1 )

B ( )

B ( 1 )

B ( )

B ( )

B ( 1 )

B ( 1 )

B ( )

B ( )

B ( )

III.  SUPERVISORY SIGNAL INITIATING DEVICES & CIRCUIT INFORMATION
Site Water Temp.

Site Water Level

Fire Pump Power

Fire Pump Running

Fire Pump Auto Position

Fire Pump or Pump Control Trouble

Generator In Auto Position

Generator or Controller Trouble

Switch Transfer

Generator Engine Running

Lock Box

N/ANoYes

Yes No N/A

Yes No N/A

N/ANoYes

NoYes N/A

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

N/ANoYes

A. SIGNALING LINE CIRCUITS

Quantity and style (See NFPA 72, Table 3-6) of signaling line circuits connected to system
Quantity Style(s):

IV. SYSTEM POWER SUPPLIES
A. Primary (Main): Normal Voltage 120VOLT Amps 20

Overcurrent Protection: Type: BREAKER Amps 20

Location (Panel #): HP 

Disconnecting Means Location: # 4

B. Secondary (Standby): 2-12volt 

Storage Battery: Amp-Hr. Rating 8 amp hr 

24
    Engine driven generator dedicated to fire alarm system:

C. Location of Fuel Storage:

D. TYPE BATTERY        SECONDARY POWER

Dry Cell

Nickel Cadmium

Sealed Lead-Acid

Other (Specify):

Type  Visual  Functional

Battery Condition

Load Voltage yes

Discharge Test 5 Min.

Specific Gravity

E. Emergency or standby system used as a back-up to primary power supply, instead of using a secondary
power supply. Emergency system described in N.F.P.A.,. Article 700.

Il. INITIATING AND SUPERVISORY DEVICE TEST AND INSPECTION

Calculated capacity to operate system, in hours: 60
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V. SYSTEM TESTS & INSPECTIONS

A. Type    Visual  Functional  D. Notification Appliances    -   Visual        -            Functional
Control Panel

Interface Equipment

L.E.D. s/ Lamps

Fuses/MicroBreakers

Primary Power Supply

Trouble Signals

Disconnect Switches

Ground Fault Monitoring

Audible

Visual

Speakers

Voice Clarity

E. ON / OFF Premises Monitoring
Yes No N/A

Alarm Signal

Alarm Restoral

Trouble Signal

Trouble Restoral

Supervisory Signal

Supervisory Restoral

B. Emergency Communication Equipment
Type          Visual Functional N/A
Phone Set

Phone Jacks

Off Hook Indicators

Amplifier(s)

Tone Generator(s)

Call In Signal

System Performance

C. Interface Equipment     DEVICE   SIMULATED
(SPECIFY)    VISUAL  OPERATION  OPERATION
intella net

Special Hazard System (Specify)

VI. COMMENTS:

VII. DEFICIENCIES: These items are the owner's responsibility to be repaired and will be quoted separate from inspection cost. 

Remote Anuciator



 
ASSESSMENT AND CONSULTING SERVICES 

 

 
Douglas M. McKean, RA, RLA, LEED AP BD+C 

 
Education: M. Architecture, Miami University, Oxford, Ohio 
 M. Landscape Architecture, University of Virginia, Charlottesville, VA 

B. Environmental Design, Miami University, Oxford, Ohio 
 
Licenses/Registrations Architect:  New York, Kansas, Missouri, Colorado 
 Landscape Architect:  Ohio 
 NCARB 
 USGBC Accredited Professional:  LEED AP BD+C 
  
Years of Experience: 30+ 

 
 
Summary of Professional Experience 
 
Douglas McKean is a Registered Architect and a Registered Landscape Architect who has over 30 years 
of professional experience in architectural design and project management, construction management, 
site and building analysis, and construction monitoring.  Mr. McKean heads IVI’s Expert Witness 
Consultancy Group and is responsible for conducting and reviewing Property Condition Assessments 
(PCAs) and Project Status Reports (PSRs).  His projects include but are not limited to the following: 

Expert Witness / Litigation Support: 

 Swallow Hill Condominiums – Denver, CO:  Cavity Wall Design Errors and Construction, 
SOC Issues 

 200 Central Park South – New York, NY:  Cavity Wall Construction / Waterproofing Errors, 
SOC Issues 

 Mercer Street – New York, NY:  Multiple Design Errors and Construction Errors / Issues, SOC 
Issues 

 Public School 24 – Brooklyn, NY:  Cavity Wall Design Errors and Construction Errors, SOC 
Issues 

 Riker’s Island – New York, NY:  Roofing Construction Failures, Standard of Care (SOC) Issues 
 

Value Management: 

 World Trade Center – New York, NY:  Site Redevelopment Value Planning Workshops 
 Sterling Memorial Library – New Haven, CT:  Value Engineering Study Leader 

 
 



 
ASSESSMENT AND CONSULTING SERVICES 

 
Residential / Hotel & Resort: 

 838 Fifth Avenue – New York, NY:  Luxury Condominium Conversion 
 Montclair Mews – Montclair, NJ:  Townhomes and Apartments 
 Woodbridge Retirement Center – Cincinnati, OH:  New Seniors Housing Building 
 Washington Heights – Kansas City, KS:  PCA of a 48 Unit, 3-Story Building 
 Cottages of Topeka – Topeka, KS:  PCA of 72 Unit, One-Story Buildings  
 Centennial East Apartments – Englewood, CO: PCA for Mortgage Financing Purposes 
 Pineview Apartments – Waterloo, IA: PCA for Mortgage Financing Purposes 
 Xenia Hotels and Resorts – Nationwide:  PCAs for Mortgage Financing Purposes 

 
Retail / Restaurant: 

 Grand Central Restoration Project – New York, NY:  Retail Redevelopment Project 
 Rockefeller Center – New York, NY:  Retail Redevelopment Plan  
 Woolworth Building – New York, NY:  Retail Redevelopment Plan 
 Pier A – New York, NY:  Restoration Plan 
 Natick Mall  – Natick, MA:  Expansion and Renovation 
 Olathe Pointe Shopping Center – Olathe, KS:  PSRs for Retail Expansion 
 Market Basket Portfolio – Various Cities, New England:  PCAs for 80 Site Portfolio 
 Pier A – New York, NY:  Owner’s Rep for the Restoration of an Historic Pier as a Restaurant 
 Criterion Shopping Center – Denver, CO:  PCA for Mortgage Financing Purposes 

 
Educational / Institutional 

 Columbia University – New York, NY:  Numerous Projects  
 Yale University – New Haven, CT:  Numerous Projects 
 Lincoln Center – New York, NY:  Capital Needs Assessment and Master Redevelopment Plan 
 Numerous NYC Public Schools - New York, NY:  Restoration / Rehabilitation 
 Galveston Laboratory – Galveston, TX:  Preservation Plan and HVAC Study 
 Cooper-Hewitt Smithsonian Design Museum – New York, NY:  Master Plan 
 Mobil Oil Corporation – Fairfax, VA:  Management Training Center 
 IBM Corporation – Poughkeepsie, NY:  Education Center Renovations 
 IBM Corporation – Armonk, NY:  Corporate Management Development Center Expansion 
 Miami University – Oxford, OH:  Art / Art Education Building 
 Preble Shawnee High School – Hamilton, OH:  New Construction 

 
Health Care / Laboratory 

 St. Alexius Medical Office Building – Minot, ND:  PSRs for New Construction 
 Gary Comer Geochemistry Laboratory – NY:  LEED Silver New Construction 

 
Governmental 

 Denver Union Station – Denver, CO:  Master Plan and EIS 
 Maui Marine Sanctuary – Maui, HI:  Facilities Study 



 
ASSESSMENT AND CONSULTING SERVICES 

 
 Scituate Marine Sanctuary – Scituate, MA:  Facilities Study 
 St. George Sealing Plant – St. George Island, AK:  Building Reuse Study 
 James J. Howard Marine Sciences Laboratory – Sandy Hook, NJ:  New Construction and 

Renovation 
 Shanghai Cultural Plaza – Shanghai, PRC:  New Theater and Parkland 

 
Other 

 Sustainable Playland – Rye, NY:  Vision Plan for Parkland Redevelopment 
 Basilica of the Assumption of the Blessed Virgin Mary – Baltimore, MD:  Master Plan 
 Cathedral of St. John – Providence, RI:  Master Plan 
 Mobil Oil Corporation – Fairfax, VA:  Worldwide Corporate Design Program 
 Columbia University Alumni Center – New York, NY:  LEED Gold Building Renovation 
 Columbia University Faculty House – New York, NY:  LEED Gold Building Renovation 
 Campbell Sports Center – New York, NY:  LEED Gold New Construction 

 
Awards 

 Presidential Design Award for Grand Central Terminal (while with Beyer Blinder Belle)  
 Green Business Leadership Award:  Westchester County, NY 
 AIA Westchester + Hudson Valley Public Honoree Award for the Sustainable Playland Vision 

Plan 



 
 

 
Roger Urban 

 
Education: University of Connecticut 
 Bachelor of Science 
 
Years of Experience: 41 years 

 
 
Summary of Professional Experience 
 
Mr. Urban has experience in field engineering, construction management and construction monitoring 
and has over 26 years of consulting experience in the property condition industry in the United States.  
He has conducted Property Condition Assessments (PCAs) for a wide range of local and national clients, 
including banks, agency lenders, investment banks, life companies, law firms and property owners.  The 
properties he has evaluated have included multifamily residential, retail, office, industrial and hospitality. 
 
Mr. Urban has provided hundreds of property condition assessments in accordance with ASTM 2018, 
Fannie Mae Delegated Underwriting Standards, Freddie Mac guidelines and other client specific scopes 
of work.  He is experienced in assessing site improvements, building structures and envelopes, and 
mechanical, electrical and plumbing systems for evidence of deferred maintenance or problematic or 
deleterious materials.  He has been responsible for estimating Immediate Needs Reserves as well as 
On-Going Reserves need to maintain a property, based on his observations and interviews with 
personnel familiar with the property. 
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