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EXECUTIVE SUMMARY

TheShopping Center is a singdeory retail strip center of approximatelX,XXRSF situated on a parasl XX, XXX
SF of land iAnyplace USAaddressed ad234Main Street The building wasompleted in[YEARtonstructed of
masonry bearing walls supporting a stéelss roof assemly with a combination of brick veneer and EIFS exterior
wall finishes and a ballasted rubber roof sloped front to back to throttbh-wall scuppers surrounded by a
perimeter parapet wallwith three (3) architectural towerslong the front facade. Surfacgarking on asphalt
pavement includes a total ofXcarspaces of whiciXXare located in front of the building; the balance to the east
of the building.

The property was examined dvionth 03, 2015 and the roof oMonth 11, 2015.Overall the propertyis in fair
condition giventhe age of the roof membranethe improper installations of roof top equipmenthe faulty
installation of EIFShe repairs necessary to concrete and asphalt pavements; and, the negative slope conditions at
certain locations ajcent to the building.

The objectives of this report are to provide VHG Associates, LK S awitlh theSoyfoiving)

1 Brief descriptions of the existing conditions obserugtiudingphoto-documentation

f References tocertainstandards, manufacture® A Yy &G F £ £ I (G A 2 yropadhtaligtionBera8sy G ax Iy
as applicable

1 Estimated Replacement Costs for use in preparation of a Capital Reserve Analysis (future)

AppendixA contains nunbered photographs depictingbserved conditions oWonth 03, 2015

AppendixBA y Of dzZRS& OSNI I Ay RSGFAfAa YR NBFSNByOSa (2 LI NILAO
The following report and appendices are intended to be reviewed together as one assembled docASENt.

E2018 does not apply as the Client hareated us otherwisgpand, therefore, no portion of this report shall be

construed tofollow, adhere tq or fail to satisfithe standard
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DESCRIPTIONSOBSERVED CONDITIONS

. EPDMROOFING

Typical synthetic rubber roof membranes have an expeciseful life of 20 yearsn welldrained roof surface#
properly maintained. On the date of examinatiorhe roof appeared original to the building and is 16 years old.
Rubber flashings are showing losdbohdas depicted irPhoto-#01due to age and exgsure.

The observed conditionshowever, shorten the typical expected life because of unusual wear and likely
deterioration of the membranedue to improper postonstruction work, deficient maintenance, and poor
drainage.

Wood blocks intended to be pippillow blocks $EBPhoto#02) are not installed on slip sheets as required by the
membrane manufacturer. As depicted Rhoto-#02 one of the blocks is on edge into the roof membrane which
couldfatiguethe materialcausing a tear oslicing effect. Addibnally,Photo#04depicts concrete masonry blocks
supporting a pipe, but moss and debris accumulated at the base of the biatikatepoor drainage andontinual
moisture at this location

Another areaof poor drainage with evidence aontinual masture is shown irPhoto-#03 on the upslope side of

the RTU curb where the condensate drain has evidently been discharging water that has remained for extended
periods of time on the roof as indicated by the area of discolorafidns condition could haveasily been avoided

by elbowing the condensate drain around to the side of the RTU to discharge with the slope of the roof.

Poor drainage asvidenced by ponding water, mosses or algae growth, staining, and/or debris accumulation are
cited as causes gfremature failure. The National Roofing Contractors Association Roofing Manual ubesr48

as the maximum period after a rain event foorled water to drain. According to weather records for the
Anyplacearea from weather statiorz AAAA(AnyplaceAirpark), only0.03 inches of precipitation accumulated on
Month 29, 2015, just 0.04 inches during the mornindgviinth 01, 2015. No precipitation was recorded fdonth

30, 31, andvionth 02.

Presumablytenants have hadoof top equipmentinstalledafter [YEAR which have beeliimproperlymounted on

wooden pallets, woodn dunnage/teepers,2 NJ 2 i KSNJ YIF GSNRAIFf y23G O2YLX Al Yy
installation detait for equipment rails and curb$SEE Photos05 - #11). Further, tenans have penetrated the roof

with various conduits leading to and from tenainstalled equipment, which have not been properly sealed via
pitch-pockets, weathertight pipe boots, or uncured laminate tape as applic&i& (Photos08, #10, & #12

The roofng membrane on the rear of face of the front parapet wall has been compromised by tenant building
signageanchored through the walis depicted irPhotos#13 and #14

Given the observed conditions which have arisen and bdmonstrablyneglected over geriod of years, the
roof has neither been routinely inspected annually as recommended nor been properly maintained. As such no
remaining useful liféXyears)isjustifiable,and the roof should be replaced.
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Il.  CANOPY STANDING SEAM METAL ROOF

Sidewall flashing is missingt the intersection of the standing seam roof and the brick veneer as evidenced by the
discoloration and saturated masonry shownRhotos#15 and #16 Refer to Section 1.1 of Appendixfor the
proper flashing detail.

Additionally, nogutter for the tower roof above allows rainwater which collects on that roof surface to spill onto
the roof below as well as cascade down the wall finishisther weeps nor was evidence of basgurse flashing
observed in the brick vene¢hat wrapsthe column shown irPhoto-#16. Moisture is likely penetrating the veneer
as clearly indicated by the discoloration of the saturatedsonryat the intersection withroof, and islikely
accumulating within the column structure with no means of outflow exceptapor emission.

This column and others with the same condition at the standing seam roof should be regularly and closely
monitored for signs of internal moisture damage until sidewall flashing is properly installed.

lll. EIFS; Exterior Insulation andrinishing System

& (KS LINRPLISNIe& 246Yy

¢tKS O2yaiNHz2OGA2Y RNIgAyIE& LINPDBARSR 0o
FILAE (2 O2yvyLi e gAGK G

oftheasdo dzA £ & O2yRAGA2ya 2F (GKS 9LC{
of AppendixB for applicable installation details by Dryvit.

Photos#17 - #19 depict areasat the rear and side of the buildingghere EIFS terminatesorizontally at brick
veneer. Per Dryvit detail OS 0.0.24 continuous flashing is required at the interseetioedn the EIFS and
masonry veneer, none offhich wasobserved to be installed per the detail. If any flashing was installed but not
visible beyond the caulked joint, it has been improperly formed such that the length of the heimonzdntalleg
below theEIFS is insufficient to extend beyond the caulking. Properly installed flashing is intended to elwemnel
any condensation or water that accumulates behind EHHE3aminaand drains down to the base flashing, then out
and away from the top of masonryhe asbuilt condition does not match this design.

Photos#20 and #22 also depict two (2) areas on the front facade where EIFS terminates horizontally at brick
veneer. Again, no continuous flashing was observed in these areas as required per the mahatid a Ay a il € € |
detail.

Photo#21depicts a horizontal termination of EIFS at the top of the standing seam roof. EIFS is also installed below

the standing same roof. Thuahere the roofhorizontallyconnects to the buildings comparable tdDryvit detail

OS 0.0.33 such th&IFS is above and below the ledger of the steel roof rafters the same as a deck ledger board
shown in the detail. However, the dmiilt condition does not have flashing details installed per the detail. The

detail is designed to sliewater draining down behind the upper section of EIFS onto the intersecting surface (i.e.,

deck or roof)as well as to preveranywater collecting onthe intersecting surface from entering behind the EIFS.

For ay wall cladding such as clapboard sidiwigy! siding, and EIFS which intersects with a,rthef flashing detail

A&d GKS al YSy O2yiAydz2dza FtlFaKAy3 Ydzad SEGSYR OSNIAOLKT
top of the roof.

The asbuilt condition should be more closely ered from a lift to determine whether the flashing detail is
properly installed for proper drainage.
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Photo-#23 shows the condition at the rear corner of the building nearest to Russell Avenue where EIFS terminates
below grade. This does not comply witbryvit detail OS 0.0.08 which the EIFS should terminate above grade

Soil and organic material shoufwt be in contact withthe EIFShe sameas with any wall claddindout rather
aK2dz R GSNNAYLFGS | YA ypeMuzYefeerfcedyd&@ill 6 2 S FAYAaK 3INI RS

Photos#24 - #26 depict the horizontal terminations of EIFS at the storefronts. The EIFS lamina is blistering and
spallingas shown in the photographs andviery likely due to improper terminations at the head evidence of
flashing was observeat the storefront heads as is required by Dryvit detail OS 0.0.10.

Head flashing is also required at the horizontal termination of EIFS above the door shd®imotm#27. No
flashingwas observed. Further, the EIFS soffit detail above the door is ngegyoinstalled in accordance with
Dryvitsoffit details.

Photos#28 - #31 as well as the lower right boxed area Piioto#32 depict improper terminations of EIFS at the
roof parapets. Refer to Dryvit details OS 0.0.16 for the correct installatidrflashings

Gutters at the tower roofs should have been installedpi@vent water from spilling off of the standing seam
panels and cascading onte EIFS cornice and wall finishBfiotos#32 and #33%how the lack of gutters and the
resultant staining othe EIFS cornice. The faces of the Dryvit finishes on the towers were wet to the touch at the
time of the property inspection despite very little precipitation over the five (5) days pdoording to weather
records for the Gaithersburg area from weathsation ¢ KGAI (Montgomery County Airpark)

Photos#34 - #39 depict various penetrations through the EIFS of which rectangular openings should be properly
flashed and round penetrations properly caulked in accordance wajiplicable Dryvit details. Mne of the

rectangular openings shown in these photographs were observed to be flashed properly; and, thef§taolis

anchoring the gas service line in Phdto 0 RAR y20 | LIISFENI G2 o06S &aSIFtSR Ay
installation requirements and dails.

The conductor head (also referred to as scupper head) depictBthano-#40has been improperly fastened to the
EIFS finish. This same condition was observed at all of the conductor heads.

The tenant building signage for all tenants has beenrapprly anchored to the EIRSEE Phote#41- #45). Refer

G2 S5NBQOGAG RSGFIAT h{ nondny F2NJ GKS O2NNBOG | yOK2NAY:
manufacturer between the signage and the face of the EIFS. This is achieved by appropeienétg she anchor

boltsand installing bearing washers or nuts againstlhekside of thesignagecomponents

IV. CONCRETAVEMENTS& SIDEWALKS

Fractures and cracking in various concrete pavements around the building are depiddddtos#46 - #50. In

each case the concrete has failed due to improper expansion joints or to aofaekpansionjoints. Most
commentaries onconcrete pavementcracking attribute the dading forces to freezéhaw cycles; however,
concrete thermally expands and contracissar to asphalt pavementwithout necessarily freezing temperatures
When the forces generated by thermal expansion exceed the compressive strength of the concrete, the result is
uneven warping and buckling of the pavemeittimately manifested in visiblcracks
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Inadequate tolerances for expansion joints as well as lack of maintenance to keep joints free of incompressible
debris lead to most failures in concregddewalk pavements. Photg#49 is a good example of the pavement
without expansion jointeexpanding between two resistive structures, which resulted in the fracture depicted in
the photograph.Sawcut control joints are inadequate for the compressive stresses that lead to cracking because
such sawcut joints are intended to minimize shrinkage cka.

The samdailure likelyoccurred with the concrete apron in Phettl6 and #47%o cause the cracking if not due to
heavy axleweight overloading the pavement

Photo-#51 depictsplant life growing in an expansion joint which reveals not only a ldaloatine maintenance to

keep the joint clean, but alsan improper sealant applied in the joint. Debris accumulating in an expansion joint
commonly reduces the free movement of the pavement as thermal expansion occurs leading to uneven
compressive forcesn the concrete that buckle it causing fatigue and eventual failure.

Photos#50 and #52depict sections of the front sidewalk astorefronts Either the concrete pavement has
unevenly settled or was placed without adhering to the specified or acceptabdd tolerance.

V. SLOPE of GRADE and DRAINAGE

Photos#53 - #56 depict areas at the rear (south) and side (west) of the building where the slope of the grade is
directing surface flow toward the building and sidewalks. Very ligglym water andheavyprecipitation produce
accumulated water at these locations which can undermine the pavements, dam against the building foundation,
andthe longer neglectedead to water infiltration andlamage.

At the rear of the building these slope drainage issuescampounded by storm water surfaglischarged by
R2gyalldziad ¢KS da@FNR RNIAyé¢ AyfSG t20FGSR G GKS NBI
situated too far eastward to effectively collect surface flow.

All of these areas should be ceated to redirect surface flow away from the building for proper drainage and
control of storm water.

VI. ASPHALT PAVEMEANd PARKING LOT

The pavement is negatively sloped at the rear of the building where tire storage racks are |®tateas#58 and

#59 show the accumulated silt in the wet areas against the rear building wall evidencing improper slope and poor
drainage, which is compounded by the storm water surfdiseharged by downspouts. The asphalt pavement
should be milled in this area and refared to achieve positive drainage.

Photo-#57 depicts the negatively sloped concrete pavemérdated on the southeasterly corner. Staining reveals
ponding water and poor drainage. The concrete pavement should be replaced to achieve positive draintmge and
adjacent asphalt pavement milled and resurfaced accordingly.
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Photo-#60 shows the stress cracking in the east side of the accessible ramp. The ramp material appears to be
concrete, painted blue on botflanged sides and at the base of the rangeemintdy, the concrete ramp was
constructed after original placement of the asphalt pavement as evidenced by thewgavn the asphalalong

the perimeter of the ramp

The edges of the concrete at the intersections with the asphalt pavement are spalledeteribchted allowing
water infiltration which exacerbates the material decay.

Generally,accessiblesidewalk ramps are constructed within the concrete sidewalk. In this case, the existing
conditions of the aduilt sidewalk would apparently not allow fahe necessary length of run required for
modifying it to achieve the ramp slope. Instead, extending a ramp from the curb out into the parking area was the
implemented retrofit solution; however, the construction of the ramp and quality of concrete mixdetthe
current condition.

Replacing the ramp using a better design such as either a depressed concrete curb around the ramp perimeter
with a concrete ramp or a HMA ramp to reconstruct it will provide more durability.

Photo-#61 showscracking in the aspit surface in a direction across the parking space parallel and between the
two axles of an automobile, which indicates possibly a weak subgrade in this area; improper placement; and/or
due to heavyaxle loading (i.e., concrete mixer truck positioned asrthe parking space during the concrete ramp
pour). Testpitting this area is suggested to identify the cause before milling and resurfacing.

Photos#62 and#63 depict settlement/fatigue cracking and depression very likely due to inadeqfithtznd weak

or uneven subrade compaction around the inlet structureMilling and resurfacing may not prevent future
pavement distress if the subgrade or the fill around these structures cannot uniformly support the loading.
Presumably, settlement over time has nedlly resulted in some increased density of material, but unlikely
consistent. For maximizing the longevity of the paveméifg investigating the subgrade in these areas is
recommended.
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ESTIMATED CAPITAL REPLACEMENT COSTS

Shoppig Center

AnyplaceUSA
QTY Unit Cost/Unit  Est. Cost TOTALS
ROOFING . i i .
EPDM Replacement 13,706.0C SF $9.00 123,354
Standing Seam Metaidewall Flashings ALLOWANCE 1.00 LS $5,000.0C 5,000
$128,354
EIFS
Clean 5,780.00 SF $0.40 2,312
Corrective work, cutting, flashings, restoration 639.00 SF $25.00 15,975
Recoat 5,780.00 SF $0.85 4,913
$23,200
CONCRETE PAVEMENTS and SIDEWALKS
Sawcut, remove, replace ALLOWANCE 400.00 SF $11.00 4,400
Recaulking at storefronts 120.00 LF $4.50 540
$4,940
SLOPE of GRADE and DRAINAGE
Regrade, import topsoil, seed ALLOWANCE 1.00 LS $2,500.0C 2,500
$2,500
ASPHALT PAVEMENT and PARKING LOT
Milling 4,629.40 SY $6.00 27,776
OverlayHMA 527.27 tons $110.00 57,999
Striping 1,800.00 LF $0.45 810
$86,586
HVAG RTU Replacements
Packaged A/C Rooft® cooling tons 4 each  $10,00@0 40,000
$40,000
Total Estimated Replacement Costs* $285,58C
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