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SECTION I: SUMMARY

Thank you for choosing BPG for your property inspection. We value your business and are available should you have any
follow-up questions regarding your report.
This report represents our professional opinion regarding conditions of the property as they existed on the day of our
inspection. We model our report to the ASTM E2018 Standards
Your INSPECTION REPORT includes four sections: 1) Key Findings, (Also known as an Executive Summary) 2)
Property Information, 3) Inspection Agreement, and 4) Cost Summary.
SECTION I. KEY FINDINGS (EXECUTIVE SUMMARY)
This section is designed to summarize the findings and conditions that may require your immediate attention. Typically, the
Key Findings Summary is used to help prioritize issues with other parties involved in the real estate transaction (buyer, seller,
and real estate agents, and attorneys). It is important to review carefully all sections of your report and not rely solely on the
Key Findings summary.
We recommend that these items be repaired (or further investigated where that is the recommendation) during your due
diligence period by contractors licensed in the appropriate field, or qualified tradesmen where licensing does not apply.
SECTION II. PROPERTY INFORMATION
This section contains our detailed findings on all items inspected. Component locations, system types and details,
maintenance tips, and other general information about the property will be included as appropriate.
SECTION III. INSPECTION AGREEMENT
This section details the scope of the inspection. BY ACCEPTANCE OF OUR INSPECTION REPORT, YOU ARE AGREEING
TO THE TERMS OF OUR INSPECTION AGREEMENT. A copy of this agreement was made available immediately after
scheduling your inspection and prior to the beginning of your inspection. In addition, a copy is included on our website with
your final inspection report.
SECTION IV. COST ESTIMATES
Estimated cost figures are order of magnitude estimates only. They pertain to some of the observations made in this report.
This is not an all-inclusive list of future repair costs, nor does it address general annual maintenance. It is recommended that
qualified, reputable contractors be consulted for specific quotations. You may find that contractor estimates vary dramatically
from these figures, and from each other. Contractors may also uncover defects not apparent at the time of the inspection,
resulting in additional costs.
To retrieve your full PROPERTY INSPECTION REPORT (all 4 sections) from our Web site:
• Point your web browser to http://www.bpginspections.com
• Click on View Your Inspection Report
• Enter the Report Id and Client Last Name (shown below)
◦ Report Id: 776062
◦ Client's Last Name: Duarte
• Follow the instructions to either view the report online or download it to your computer.
Again, thank you for selecting us as your inspection company. Please contact our Customer Service Center at
800-285-3001 should you have any questions about your reports or desire additional assistance.
The Action Item table below summarizes the recommendations made in this report that are of an immediate, short
term nature.
The Consideration Item table below summarizes the recommendations made in this report that should be
addressed in the future.
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SECTION I: KEY FINDINGS

Action Items
Exterior
Eaves, Soffits & Fascia
1. The soffit and fascia at the should be scraped and painted.
Paving | Parking
2. The parking lot and stripes are faded. Seal, repair, stripe parking lot as necessary

Roofing
Gutters
3. The steel gutter on the east side leaks and should be replaced

Plumbing
Waste Pipe
4. Cracked or damaged waste pipe should be replaced in the basement .

Electrical
Service Entrance
5. Rust / corrosion was observed at wires and terminals in the main disconnect. Recommend further evaluation by a
licensed electrician.
Panel
6. A breaker or breakers in the panel "A" box appears oversized for the attached wire. This is a potential fire hazard.
Recommend repairs by a licensed electrician.
7. The panel "B" is not properly grounded/bonded. This should be repaired by a licensed electrician.

Heating and Cooling
Heating - Water/Steam Distribution
8. The condensate return to the boiler is badly corroded and should be replaced.
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SECTION I: KEY FINDINGS

Consideration Items
Exterior
Exterior
9. Damaged bricks should be repaired or replaced as necessary.

Plumbing
Plumbing
10. The old steel main piping (from the street) is subject to corrosion on the interior of the pipe. As corrosion builds up,
the inside diameter of the pipe becomes constricted, resulting in a loss of water pressure. This piping is typically
replaced when the loss of pressure can no longer be tolerated, or when it leaks. Note : This pipe is only visible
where it enters the building.
11. The old steel piping is subject to corrosion on the interior of the pipe. As corrosion builds up, the inside diameter of
the pipe becomes constricted, resulting in a loss of water pressure. This piping is typically replaced when the loss
of pressure can no longer be tolerated, or when it leaks.

Electrical
Wiring
12. Some older knob & tube wiring is still in use in sections of the building. Although it is still functional and there are
no legal requirements to replace it, some consideration should be given to updating this with modern wiring.
Outlets wired with knob & tube are not grounded to today’s standards. If any cracking develops in the insulator the
affected wires should be replaced. All splices made with knob & tube wire to newer type wire should be made in a
covered junction box. You should also be aware that some insurance companies will not insure a building with
knob & tube or will require a higher premium.

Interior
Interior
13. The windows would not remain in the open position. Broken or worn sash cords or springs were noted.
Recommend repairs as needed.

Prepared Using HomeGauge http://www.homegauge.com : Licensed To BPG Inspection Services
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Date: 9/9/2019

SECTION II: PROPERTY INFORMATION

Time: 12:00:00 PM

Property: 411 Walnut Street, Allentown, PA 18102

Report ID: 776062
Prepared By: Lawrence Transue

General Information
Scope
This inspection is a non-invasive examination of readily accessible systems and components as outlined in the ASTM
standards. In compliance, our reports are subject to the Definitions, Scope, Limitations, Exceptions, and Exclusions as
outlined in the Standards of Practice. A copy of the Standards of Practice may be obtained from your inspector or from the
web site identified in our Inspection Agreement.
In general, the inspections include a visual examination of readily accessible systems and components to help identify
material defects - as they exist at the time of the inspection. This is not a technically exhaustive inspection and will not
necessarily list all minor maintenance or repair items. Latent, inaccessible, or concealed defects are excluded from this
inspection. Inspectors do not move furniture, appliances, personal items, or other materials that may limit his/her inspection.
We do not report on cosmetic or aesthetic issues. Unless otherwise stated, this is not a code inspection. We did not test
for environmental hazards or the presence of any potentially harmful substance.
Use of Reports
If the inspection is performed in connection with the sale, exchange or transfer of the property, copies of the report may be
provided to the principals in the transaction and their agents. However, the report is for your sole information and benefit.
We do not intend for anyone but the person(s) listed on this report to benefit, directly or indirectly, from this agreement and
inspection report. Our contractual relationship is only to the person(s) purchasing our report/service.
Inspection Agreement and 90 Day Guarantee
BY ACCEPTANCE OF OUR INSPECTION REPORT, YOU ARE AGREEING TO THE TERMS OF OUR INSPECTION
AGREEMENT. A copy of this agreement was made available immediately after scheduling your inspection and prior to the
beginning of your inspection. In addition, a copy is included on our website with your final inspection report. You should
review the liability limitations and terms of the agreement carefully before accepting your inspection report. Should you
discover a defect for which we may be liable to you, you must notify us and give us a reasonable opportunity to re-inspect
the property before you repair the defect.
A part of many real estate transactions are contingencies limiting the time available for follow up inspections, repair work, or
further inquiries. We are not responsible for any investigations that are not completed prior to the end of the contingency
period.
Report Definitions
The following definitions of comment descriptions represent this inspection report.
Not Inspected: The item was not inspected (reason for non-inspection should be noted):
Not Present: The item was not found or is not present.
Action Item: The item is not functioning as intended or needs repair or further evaluation.
Consideration Item: The item should be monitored and repair/replacement should be considered. (Includes
definitions, helpful tips, recommended upgrades, conditions requiring repair due to normal wear, and conditions
that have not significantly affected usability or function - but may if left unattended).
Client Is Present:
No

Inspection Date: 9/9/2019
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Temperature:
Between 70 - 80

SECTION II: PROPERTY INFORMATION

Rain or snow in last 3 days:
No

Building Faces:
South

1. Opening Comments
Inspection Items
Key Findings
Inspection Scope
This inspection was completed according to the Standards of Practice of ASTM E 2018 and BPG. The entire
ASTM standard was not addressed. Only portions of ASTM E 2018 Section 7 was addressed per our inspection
Authorization and Agreement. The ASTM guidelines define the scope and procedures of the inspection. A copy of
the ASTM standard is available upon request.
Per your request and in accordance with our proposal, a visual inspection was performed of the property. This
assessment meets or exceeds the selected areas stated in our proposal of the ASTM standard for Property
Condition Assessments.
The inspection is complete and thorough, but it is a general overview, not technically exhaustive. Specialists in
each field could provide more detailed analysis of the building systems, but at considerably more cost. Our visual
and limited operational inspection provides the broadest overview of the property at less cost. This report is limited
to deficiencies present at the time of the inspection.
Only the items specifically addressed in this report were examined. No comment is offered on fire protection
equipment or on fire regulation, building code and building bylaw compliance, or environmental concerns.
Our best efforts were applied but this inspection did not reveal all defects. Additional testing and inspection might
reveal defects that area not noted in this report.
This report is based on the accessible features of the building. We evaluated the current physical condition; we did
not perform a design analysis. We visually reviewed the performance, looking for evidence of distress. It should be
understood that there are limitations to such an inspection. Throughout any inspection, inferences are often drawn
which cannot be confirmed by direct observation. Therefore, it should be understood that we can reduce the
number of unforeseen repairs; however, we cannot eliminate them. Consequently, no guarantee or warranty can be
offered or implied.
BPG is not liable for items that are functioning at the time of the inspection but may not be installed according to
specific technical guidelines, or defects that require specialized technical training or instruments to detect. BPG
does not insure against defects, nor does it make a warranty, expressed or implied, as to the fitness and condition
of the inspected property. This was not an inspection for building standards compliance (code issues). Also this
was not an inspection for ADA, fire safety or other types of municipality occupancy requirements. Understand that
municipality requirements are separate from this effort and some, if required could be expensive to correct/install.
Reference the various municipality inspections for their requirements.
Inspector is not required to move furniture, appliances, storage, or other items to conduct this inspection or
otherwise expose concealed or inaccessible conditions. The Inspector does not probe or lift up roofing material.
Often hidden defects are discovered during building remodeling, therefore, BPG does not accept responsibility for
any defects discovered during remodeling performed after our inspection. The intent of this inspection is to
discover significant defects and it is not possible to discover every minor maintenance or repair item in the course
of a normal inspection. Additionally, most buildings continue to be occupied after our inspections. Based on the
preceding, we do not warrant that this inspection provides 100% discovery of all maintenance or minor repair items
such as drippy faucets, minor plumbing maintenance, isolated minor wood damage, comprehensive light switch
functionality, etc. Therefore, we do not accept responsibility for repair or minor building maintenance or repair items
discovered after our inspection.
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The following are specifically excluded from our inspection: interior of flues or chimneys, heat exchangers,
conformance with zoning and building codes, environmental hazards, concealed or underground electric and
plumbing (NOTE: A definitive underground sewer lateral evaluation requires a sewer camera, which is not part of
this inspection), private sewer and septic systems, prediction of future sewer backup and systems which are shut
down or not accessible to the inspector.
Building Standards
We do not inspect for building standard or occupancy compliance of any type. Compliance consists of multiple
jurisdictions with overlapping authority and varying levels of enforcement. Some municipalities require an
inspection at a change of ownership and some do not. Some ask for updates to changes in standards for safety
requirements; others allow the older standards under a "grandfather" provision. Our inspectors have general
knowledge about building standards and can answer many related questions, but they have no legal authority to
mandate compliance to the various standards. That task belongs to the appropriate municipal authorities. This
report does not attempt to list all possible building standard or occupancy infractions.
Deviations From The Guide (ASTM E2018)
Portions of Section 8 of the ASTM standards were performed per our Proposal and Inspection Agreement. The
following portions of section 8 were not performed: vertical transportation | building plans were not reviewed | Life
Safety/Fire Protection items were not inspected. Also section 7, Document Review and Interviews were not
performed. The ASTM suggested outline has not be followed exactly and this report was not pier reviewed. A Presurvey Questionnaire was NOT sent to the seller or seller's representative prior to the site visit. Available personnel
were questioned/interviewed during the course of the site visit.
Professional Opinion
This report is our professional opinion but not a guarantee or warranty. The inspection is intended to add to your
knowledge of the building and help you understand the risks of owning it. The inspection is not intended to and
cannot eliminate all the risks of purchase. We help you assess these risks; we do not assume them for you. The
Inspector provides a professional opinion, which may vary among technical experts.
Additional Considerations
The following are several non-scope considerations that you may want to assess in connection with this commercial
real estate. This list is not intended to be all-inclusive and is not sorted by importance: Seismic Considerations,
Design Consideration for Natural Disasters, Insect/Rodent infestation, Environmental Considerations, ADA
(American Disability Act) Requirements, Indoor Air Quality, Property Security Systems.
Tenant Equipment Excluded
The tenant owned equipment was NOT inspected or tested in any way.
Environmental
This was not an inspection for any environmental issues or concerns. We recommend you have an Environmental
Site Assessment at this time (Phase 1) for disclosure of any concerning environmental conditions.
Municipality Inspections
Inquire about any municipality inspections that might be required because of this real estate transaction and
update/correct conditions per their requirements.
Smoke Alarms | Sprinklers | Emergency Lighting
The operation of smoke detectors was not included in this inspection. It was noticed that EXIT lights and
emergency lighting are present and the emergency lighting was randomly spot tested unless otherwise noted in this
report Confirm requirements for unit location and test and/or install new units as/if necessary or directed by the
municipality. Test and check all emergency lighting and repair/replace as necessary.
Any fire alarm system(s) were not tested/inspected in any way. Have regular fire inspections per the municipality
requirements.
Building Description
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Building Description: This is about a 8000 square foot office building. The building is 2 story.
Opinion Of Probable Cost
This report provides recommendations, preliminary cost estimates and priorities for: remedying major deficiencies,
updating ageing major components, and undertaking further detailed investigations. The recommendations are for
remedial actions that are considered to be beyond the normal maintenance of the building.
The estimated opinions of probable costs are for the suggested remediation of the physical deficiencies or
modernization of outdated systems or components. The cost are based on the consultants resources and
experience. These costs are intended to assist you in developing a general understanding of the physical condition
of the subject property, and should be construed as preliminary numbers ONLY. The cost estimates provide an
order of magnitude; therefore, to attain precise figures professional contractors should be consulted. Cost
estimates are only provided for those items, or group of items, thought to cost about $1000 or more. Based on the
consultants judgement costs less than $1000 may be included in this report. The estimates could vary by as much
as 10 - 50%.
Credentials
Lawrence Transue - PCA Reviewer and Field Observer - 25 Years inspection and building maintenance. BPI
Certified Envelope Professional, BPI Certified Building Analyst, American Society of Home Inspectors Certified
Inspector, Pennsylvania licensed pesticide applicator, New Jersey Licensed Home Inspector, Licensed Radon
Tester in New Jersey and Pennsylvania. Published Author of several inspection related articles.
Personnel Interviewed
The following personnel were interviewed during the course of this effort: Raul, on site manager
Documentation Reviewed
No documents were available at the inspection for review.
ADA Survey
An ADA survey was NOT part of this PCA. Generally, Title III of the Americans with Disabilities Act (ADA) prohibits
discrimination by entities to access and use of areas of public accommodations and commercial facilities on the
basis of disability. Regardless of its age, these areas and facilities must be maintained and operated to comply with
the Americans with Disabilities Act Accessibility Guidelines (ADAAG).
Buildings completed and occupied after January 26, 1992 are required to comply fully with the ADAAG. Facilities
constructed prior to this date are held to the lesser standard of compliance to the extent allowed by structural
feasibility and the financial resources available. As an alternative, a reasonable accommodation pertaining to the
deficiency must be made.
At a office property with interior common areas, the areas considered as public accommodations are the site itself,
parking, the exterior accessible route, the interior accessible route up to the tenant lease lines, and the interior
common areas, including the common area restrooms. ADA compliance issues inside tenant spaces are not within
the scope of the survey.
2. Structure
Our inspection of the structure included a visual examination of the exposed, readily accessible portions of the structure. These items were examined for
visible defects, excessive wear, and general condition. Many structural components are inaccessible because they are buried below grade or are behind
finished surfaces. Therefore, much of the inspection was performed by looking for visible symptoms of movement, damage and deterioration. Where there
are no symptoms, conditions requiring further review or repair may go undetected and identification is not possible without destructive testing. We make no
representations as to the internal conditions or stability of soils, concrete footings and foundations, except as exhibited by their performance. We cannot
predict when or if foundations or roofs might leak in the future.

Styles & Materials
Foundation Type and Material:
Stone Masonry
..
Full Basement

Inspection Date: 9/9/2019
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Wall Structure:
Full Masonry

SECTION II: PROPERTY INFORMATION

Roof Structure:
Conventional Wood Rafters & Ceiling Joists
Roof Joists
..
Wood Roof Deck

Inspection Items
Foundation
The visible foundation is performing as intended. There are no visible cracks of any significance and no signs of
significant differential movement.

Basement/Garage
The basement shows evidence of moisture penetration. It should be understood that it is impossible to predict the
severity or frequency of moisture penetration on a one time visit to a home. Virtually all basements exhibit signs of
moisture penetration and virtually all basements will indeed leak at some point in time. The visible evidence is not
unusual for a home of this age, construction and location. Further monitoring of the foundations will be required to
determine what improvements, if any, will be required. Basement leakage rarely affects the structural integrity of a
home.

The vast majority of basement leakage problems are the result of insufficient control of storm water at the surface.
The ground around the house should be sloped to encourage water to flow away from the foundations. Gutters and
downspouts should act to collect roof water and drain the water at least five (5) feet from the foundation, or into a
functional storm sewer. Downspouts that are clogged or broken below grade level, or that discharge too close to the
foundation, are the most common source of basement leakage. Please refer to the Roofing and Exterior sections of
the report for more information.

In the event that basement leakage problems are experienced, lot and roof drainage improvements should be
undertaken as a first step. Please beware of contractors who recommend expensive solutions. Excavation, damp-

Inspection Date: 9/9/2019

Client(s): Duarte

Page 10 of 39

BPG Inspection, LLC

SECTION II: PROPERTY INFORMATION

proofing and/or the installation of drainage tiles should be a last resort. In some cases, however, it is necessary.
Your plans for using the basement may also influence the approach taken to curing any dampness that is
experienced.
Floors
Visible areas of the floor framing system are in typical condition and performing as intended, consistent with the age
and style of construction.
Walls
The walls are performing as intended without sign of significant damage or structural movement.
Roof
There are no visible cracked or damaged rafters or roof joists or signs of serious movement. The roof structure
appears to be performing as intended.

Inspection Date: 9/9/2019
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3. Exterior
Our inspection of the building exterior included a visual examination. Items are examined for defects, excessive wear, and general state of repair. Exterior
wood components are randomly probed. We do not probe everywhere. Varying degrees of exterior deterioration could exist in any component. Vegetation,
including trees, is examined only to the extent that it is affecting the structure.

Styles & Materials
Wall Coverings:
Brick Masonry

Inspection Date: 9/9/2019
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Windows:
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Wood Frames
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Eaves & Soffits & Fascia:
Open Style
Painted Wood

Porches:
Masonry Porch

Drainage:
Typical

Drives/Parking:
Asphalt
10 - 25 Parking Spaces

Landscaping:
Typical

Walks & Patios:
Standard Concrete

Inspection Items
Exterior
The visible and accessible portions of the exterior wall coverings appeared to be in generally serviceable condition
at the time of the inspection.
Damaged bricks should be repaired or replaced as necessary.

Inspection Date: 9/9/2019
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Doors
Allowing for age and materials, installation is typical and the weather stripping adequate. We did not specifically
check the door locks for function.
Windows
The visible and accessible areas of the windows appeared to be in acceptable condition at the time of the
inspection.
Eaves, Soffits & Fascia
The soffit and fascia at the should be scraped and painted.

Porches/ Balcony
The visible and accessible areas of the porch appeared to be in acceptable condition at the time of the inspection.
The visible portions of the patio appeared to be in acceptable condition at the time of the inspection.

Inspection Date: 9/9/2019

Client(s): Duarte

Page 14 of 39

BPG Inspection, LLC

SECTION II: PROPERTY INFORMATION

Drainage
Grading of the soil near the foundation appears to be in acceptable condition.
Paving | Parking
The parking lot and stripes are faded. Seal, repair, stripe parking lot as necessary

Inspection Date: 9/9/2019
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Landscaping
Landscaping features are in generally good repair and the grounds tended typically for the area.
Walks | Patios | Terraces | Balconies
The concrete walks have no significant cracks or uplifts but monitor for future tripping hazards.
4. Roofing
Our inspection of the readily accessible roof system included a visual examination to determine damage or material deterioration. We walk on the roof only
when is it safe to do so and is not likely to damage the roof materials. We look for evidence of roof system leaks and damage. We cannot predict when or if
a roof might leak in the future.

Styles & Materials

Inspection Date: 9/9/2019
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Materials:
Fiberglass Shingles
Architectural Grade Shingles
Rubber Membrane

SECTION II: PROPERTY INFORMATION

Chimneys & Vents:
Masonry Chimney

Drains:
Galvanized Metal
Lined Built-in
Into Splash Blocks & Underground Drains

Roof Inspection Method:
Walked Roof

Inspection Items
Material
The EPDM (rubber) roof coverings are in generally good condition.

Inspection Date: 9/9/2019

Client(s): Duarte

Page 17 of 39

BPG Inspection, LLC

Inspection Date: 9/9/2019

SECTION II: PROPERTY INFORMATION

Client(s): Duarte

Page 18 of 39

BPG Inspection, LLC

SECTION II: PROPERTY INFORMATION

Material
The architectural asphalt shingle roof coverings are in generally good condition.

Material
The 3 Tab asphalt shingle roof covering shows normal wear for its age and appeared to be in acceptable condition
at the time of the inspection.

Inspection Date: 9/9/2019
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Gutters
The steel gutter on the east side leaks and should be replaced

Chimney & Vents
The southeast chimney is deteriorating. It should be repaired or rebuilt as necessary.

Inspection Date: 9/9/2019
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Skylights
The skylight installation at this roof looks appropriate and is without signs of current leaks. As you are probably
aware, skylights can be vulnerable to flashing leaks. Examine the flashing annually and seal as necessary.

5. Plumbing
Our inspection of the plumbing system included a visual examination to determine defects, excessive wear, leakage, and general state of repair. Plumbing
leaks can be present but not evident in the course of a normal inspection. A sewer lateral test to determine the condition of the underground sewer lines is
beyond the scope of this inspection. Our review of the plumbing system does not include landscape irrigation systems, water wells, on site and/or private
water supply systems, water quality, off site community water supply systems or private (septic) waste disposal systems unless specifically noted.

Styles & Materials

Inspection Date: 9/9/2019
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Water Piping:
Public
Main Service Is Galvanized Iron
Distribution Piping Is A Combination Of Copper & Iron
The Interior Shut Off At The Front Of Basement

Waste Piping:
PVC
ABS
Cast Iron
Copper

Fuel Piping:
Black Iron

Water Heater:
One Water Heater
50-Gallon
Electric
About 15 Years Old
Extra Info : 2003

Inspection Items
Plumbing
The old steel main piping (from the street) is subject to corrosion on the interior of the pipe. As corrosion builds up,
the inside diameter of the pipe becomes constricted, resulting in a loss of water pressure. This piping is typically
replaced when the loss of pressure can no longer be tolerated, or when it leaks. Note : This pipe is only visible
where it enters the building.

The old steel piping is subject to corrosion on the interior of the pipe. As corrosion builds up, the inside diameter of
the pipe becomes constricted, resulting in a loss of water pressure. This piping is typically replaced when the loss of
pressure can no longer be tolerated, or when it leaks.

Inspection Date: 9/9/2019
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Waste Pipe
The waste water piping entering the ground, which carries the waste to either the city disposal system, or to a
private septic system, is iron pipe. Be advised that iron pipe is susceptible to clogging, due to roots growing through
the underground mechanical joints in the pipe. These pipes may need periodic cleaning. Deterioration and
separation of these pipes can also occur. This requires an entire new sewer pipe to be installed. This pipe is only
visible where it leaves the structure. The type and condition of the pipe underground can not be seen or
commented on in this inspection. The only way to do this is to have it photo scanned, where a "snake" with a
camera attached is pushed through the pipe. Some sewer installers or cleaning companies offer a photo
scan of the underground pipes.

Cracked or damaged waste pipe should be replaced in the basement .

Inspection Date: 9/9/2019

Client(s): Duarte

Page 23 of 39

BPG Inspection, LLC

SECTION II: PROPERTY INFORMATION

Fuel System
The visible portions of the gas meter and fuel lines appeared to be in acceptable condition at the time of inspection.
All of the fuel lines were not fully visible or accessible at the time of the inspection.

Inspection Date: 9/9/2019
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Water Heater
The water heater is an old unit that may be approaching the end of its useful life. It would be wise to budget for a
new unit. One cannot predict with certainty when replacement will become necessary.

6. Electrical
Our inspection of the electrical system included a visual examination of readily accessible components including a random sampling of electrical devices to
determine adverse conditions and improper wiring methods, grounding and overcurrent protection. Performing voltage tests, load calculations or
determining the adequacy of the electrical system for future usage is outside the scope of this inspection. Telephone, video, audio, security system,
landscape lighting, and other low voltage wiring was not included in this inspection unless specifically noted.
A Public Works Official approves an original electrical system and all additions at the time of the installation. This signed approval supercedes any, and all,
written electrical codes. It is relatively impossible to ascertain what portions of this system a Building Official, has approved, and it is beyond the scope of an

Inspection Date: 9/9/2019
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electrical inspection to research these documents. This report is the result of a visual inspection that does not include identification or load testing of
individual circuits. It is not a guarantee or warrantee toward the longevity of the life of this electrical system or equipment, nor is it a guarantee the building
and electrical system will pass an inspection by a Public Works Official. This report does include an opinion of the condition of the electrical equipment
based on acceptable standards and practices and also includes a non-binding cost estimate of repairs.

Styles & Materials
Service Entrance:
Overhead
Meter Located Outside
400 - Amps
Multiple Sub-Panels
Single Phase

Panel:
4 Panels
In Basement
In Hallway
And

Grounding:
Copper
Attached To a Cold Water Line

Wiring:
Copper
Mixture of Styles Including Knob & Tube

Receptacles & Switches:
Un-Grounded

GFCIs:
Typical Locations

Inspection Items
Service Entrance
Service components are securely attached to the building and otherwise in good repair.

Rust / corrosion was observed at wires and terminals in the main disconnect. Recommend further evaluation by a
licensed electrician.

Inspection Date: 9/9/2019

Client(s): Duarte
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Panel
A breaker or breakers in the panel "A" box appears oversized for the attached wire. This is a potential fire hazard.
Recommend repairs by a licensed electrician.

The panel "B" is not properly grounded/bonded. This should be repaired by a licensed electrician.

Inspection Date: 9/9/2019

Client(s): Duarte

Page 27 of 39

BPG Inspection, LLC

SECTION II: PROPERTY INFORMATION

The C & D panels appeared to be in serviceable condition at the time of the inspection.

Inspection Date: 9/9/2019

Client(s): Duarte
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Grounding
The ground connections are visible and securely fastened.
Wiring
Some older knob & tube wiring is still in use in sections of the building. Although it is still functional and there are no
legal requirements to replace it, some consideration should be given to updating this with modern wiring. Outlets
wired with knob & tube are not grounded to today’s standards. If any cracking develops in the insulator the affected
wires should be replaced. All splices made with knob & tube wire to newer type wire should be made in a covered
junction box. You should also be aware that some insurance companies will not insure a building with knob & tube
or will require a higher premium.

Inspection Date: 9/9/2019

Client(s): Duarte
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Poor connections between newer wiring and the old knob-and-tube wiring were observed in the basement . All
connections of this type should be performed within junction boxes, fitted with cover plates.

Extension cords in the basement and through the floors should not be used as permanent wiring. This wiring should
be removed.

Receptacles & Switches
The sample of visible and accessible switches and / or outlets tested appeared to be in serviceable condition at the
time of inspection, except if noted otherwise below.
Fixtures

Inspection Date: 9/9/2019

Client(s): Duarte
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The sample of visible and accessible fixtures tested appeared to be in serviceable condition at the time of
inspection, except if noted otherwise below.
7. Heating and Cooling
Our inspection of the heating and cooling system included a visual examination of the system's major components to determine defects, excessive wear,
and general state of repair. Weather permitting, our inspection of a heating or cooling system includes activating it via the thermostat and checking for
appropriate temperature response. Our inspection does not include disassembly of the furnace; therefore heat exchangers are not included in the scope of
this inspection. Ceiling fans are not typically inspected as they are not within the scope of the inspection.

Styles & Materials
Hot Water/Steam Boiler:
Gas Fired
Steam
In Basement
Low Efficiency
More Than 30 Years Old
Extra Info : 1996 Weil McLane

Heating System Type:
Steam

Distribution:
Radiators

Additional Components:
Steam Condensate Pump

Inspection Items
Heating Equipment
The heating system was operational at time of inspection. This may not, however, be an indication of future
operation or condition.

Inspection Date: 9/9/2019

Client(s): Duarte
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Based on its age, the heating system may be near the end of its useful life. Budget for a heating system
Heating - Vent
The visible and accessible portion of the venting flue appeared to be in serviceable condition at the time of the
inspection.
Heating - Fireplace / Woodstove
The fireplaces were not inspected. If they are to be used, the chimneys may need extensive work and or lining.

Inspection Date: 9/9/2019

Client(s): Duarte

Page 33 of 39

BPG Inspection, LLC

SECTION II: PROPERTY INFORMATION

Heating - Water/Steam Distribution
Heat is distributed by "one pipe" steam system. In this early design a single pipe both delivers steam to the
radiators and returns condensate to the boiler. Heating pipe routing and placement is important and should not be
modified without consulting a steam expert. If you are not satisfied with heat distribution in the building, a one-pipe
system cannot be converted to forced hot-water without complete re-plumbing of the piping, a significant cost. You
should defer such changes until you have experience with this particular system.

Inspection Date: 9/9/2019

Client(s): Duarte
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The condensate return to the boiler is badly corroded and should be replaced.

8. Attic/Ventilation/Crawl Space
This access was open and allowed a walk through inspection of the insulation and other attic conditions. Areas that were not visible from this vantage point
were not examined. The inspector was not required to disturb insulation or vapor retarders or determine indoor air quality. BPG looks for evidence of pest
activity in the attic and building but it is not possible to determine if evidence is currently active or will become active in the future.

Styles & Materials
Attic Insulation:
Fiberglass

Inspection Date: 9/9/2019

Attic R-Value:
About R-30

Client(s): Duarte

Wall Insulation:
Masonry
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Fans:
Bath Fans

Inspection Items
Insulation - Attic
The insulation in the attic is fiberglass with an R-value near 30, the current standard. This attic is well insulated.

9. Interior
Our inspection of the interior included a visual examination for structural and safety deficiencies. Please note that only a representative sample of
accessible components was inspected.

Styles & Materials
Walls and Ceilings:
Drywall
Plaster

Inspection Items
Interior
The floors of the building are relatively level.
The ceilings of the building are relatively level.
The walls of the building are relatively plumb.
The windows would not remain in the open position. Broken or worn sash cords or springs were noted.
Recommend repairs as needed.

Inspection Date: 9/9/2019

Client(s): Duarte
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10. Kitchen
Our inspection of the kitchen included a visual examination of the readily accessible components to determine defects, excessive wear, and general state of
repair. We tested basic, major built-in appliances using normal operating controls. Accuracy and/or function of clocks, timers, temperature controls and self
cleaning functions on ovens is beyond the scope of our testing procedure. Refrigerators or other appliances were not tested or inspected unless specifically
noted.

Styles & Materials
Kitchen Appliances:
Microwave

Inspection Items
Kitchen / Break Room
Kitchen finishes are serviceable allowing for normal wear and tear and all installed appliances responded to brief
test operation

Inspection Date: 9/9/2019

Client(s): Duarte
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11. Bathrooms
Our inspection of the bathrooms included a visual examination to determine if there were any active leaks, water damage, deterioration to floors and walls,
proper function of components, excessive or unusual wear and general state of repair. Bathroom fixtures are run simultaneously to check for adequate
water pressure and volume. Unusual bath features like steam generators or saunas are not inspected unless specifically discussed in this report.

Inspection Items
Bath(s)
The sink, faucet, and visible areas of the plumbing under the sink appeared to be in serviceable condition at the
time of the inspection.
Toilet(s)
Many of the Series 503 Flushmate III Pressure Assist flushing systems have been recalled. More information can
be found here : https://www.flushmate.com/recall/ You should check all toilet model and serial numbers for
possible recalls.

Inspection Date: 9/9/2019

Client(s): Duarte
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12. Opinion of probable costs to remedy physical deficiencies
Inspection Items
OPINIONS OF PROBABLE COSTS TO REMEDY PHYSICAL DEFICIENCIES
Prepared Using HomeGauge http://www.homegauge.com : Licensed To BPG Inspection Services

Inspection Date: 9/9/2019

Client(s): Duarte
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OPINIONS OF PROBABLE COSTS TO REMEDY PHYSICAL DEFICIENCIES
The following cost figures are order of magnitude estimates only. They pertain to some of the
observations made in this report. This is not an all-inclusive list of future repair costs, nor does it
address general annual maintenance. It is recommended that qualified, reputable contractors be
consulted for specific quotations. You may find that contractor estimates vary dramatically from
these figures, and from each other. Contractors may also uncover defects not apparent at the
time of the inspection, resulting in additional costs. Please proceed cautiously.
Should you have any questions regarding contractor opinions or quotations, please contact our
office.
These approximate costs are not intended to represent or influence, in any way, the value of a
property

Short Term Repairs









Seal, repair, stripe Parking lot ( starting @0.25 /sq ft)----------------------$1600-2000
Electric Panels Repairs ------------------------------------------------------------ $500- 800
Repair Chimneys as necessary ------------------------------------------------- $1500 – 2000
Replace Condensate line for boiler ----------------------------------------------$1000 – 1500
Replace Steel Gutter (east side) -------------------------------------------------$500 – 750
Replace Toilet if necessary
-------------------------------------------------$500 - 750
Replace Damaged waste pipe --------------------------------------------------$500 – 1000
Paint Soffit and Fascia (replace rotted wood as necessary)-------------- $3000– 5000

Long Term Repairs






Replace K&T wiring --------------------------------------------------------------$8,000-and up
Replace Water Heater --------------------------------------------------------- $800 – 1200
Replace boiler ---------------------------------------------------------------------$8000 – 10,000
Replace Steel Plumbing main--------------------------------------------------$2000 – 2500
Replace Steel Plumbing interior-----------------------------------------------$1000 – 1500

