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1. 0 INTRODUCTION 
 
 
 
G. T. Inspections was engaged to undertake a Property Condition Assessment (PCA) of 
a commercial property bearing civic address 1234 1st Ave, MyTown, Quebec. The study 
was conducted by G.T. Inspections at the request of Mr. John Doe in regards to a possible 
acquisition of said property. A visit was made to all areas of the building.  On the day of 
the inspection, the weather was clear and sunny, with a temperature of approximately -12 
C. 
 
The purpose of the PCA is to identify and report major physical deficiencies that cannot 
be remedied by routine maintenance. It also provides a professional opinion based on 
accessible and visible areas of the building. The report provides a summary of immediate, 
short term and unpredictable repairs, and also gives a broad cost estimate for most items. 
 
This assessment meets or exceeds the American Society for Testing Materials, ASTM 
standard E-2018-01 for Property Condition Assessments. The Canadian Standards 
Association (CSA) does not currently publish a comparable standard. 
 
All information obtained in regard to the subject property and buildings were provided by 
the client. The site inspection was carried out on February 21, 2008, by Rick Cartmel 
CET TP and Clive Weightman,  of G.T. Inspections. The inspection covered all of the 
exterior and the interior sections of the buildings. 
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1.1 General Description 
 
The property is located in the municipally of MyTown Quebec and is comprised of a 
principal warehouse/repair shop building with an office area in the front and the right 
side.  There are 3 large garage type doors to access the warehouse from ground level 
located on three sides of the building.  There is also a parking area in the front designated 
for automobiles. There is a fenced in area to the rear for trucks and/or outdoor storage 
with further storage on the right side as well. The building is not equipped with a fire 
suppression system.  
 
                                                                               

                
                    Rear grounds     Storage and Shipping 
 
 
 

 

   
 Right Side    Left Side – Main Entrance 
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2 SCOPE AND LIMITATIONS 
 
A visual inspection of the subject property was performed to identify the existing 
conditions of the following building components: 
 

·  Structure 
·  Exterior coverings and Doors 
·  Roofing 
·  Electrical 
·  Heating/Ventilation/Air Conditioning 
·  Plumbing 
·  Interior 
·  Grounds 
·  Insulation, and, 
·  Miscellaneous Equipment 

 
In regards to, specialty equipment, such as fire protection requirements, specialists should 
be consulted to determine whether the equipment meets the particular needs of the 
potential new owners and city requirements for the type of occupancy. Smoke/fire 
detectors sufficiency were not included in the inspection. 
 
Most of the building structure and basic building systems appear to be about 23 years of 
age. Replacement or a further inspection of the structure and the building systems by a 
specialist may be required due to wear and tear which cannot be determined in a visual 
inspection such as this. 
 
Subterrranean conditions such as underground utilities, sewage disposal systems, 
groundwater wells, etc., are not included in this inspection since these items are not 
exposed and accessible. Moreover, this inspection does not include an environmental 
assessment, as this is a separate discipline. An environmental assessment is 
recommended if a recent report is not available. 
 
This report is considered to be preliminary in nature. Before any maintenance work, 
repairs, or upgrades are undertaken, we recommend that you consult or contract specific 
specialists in respective disciplines and request a minimum of three separate cost 
estimates. 
 
This report provides an overview of the condition of the major building components. 
Only the items specifically addressed in this report were examined. The report is not to be 
considered a building code or building bylaw compliance type of report. Comments with 
regard to building code violations or fire code violations are not included in this 
inspection report. 
 
The PCA is intended to qualify the condition of the buildings components and owned 
equipment at the time of the inspection, as well as reflect past usages of the buildings.  
Some recommendations may not be valid if the use of the building were to change. For 
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example, the existing systems may become under or over capacity if the future needs 
were to increase or decrease significantly due to changes in equipment or material 
demands. The PCA does not comment, therefore, on the building design for future usage, 
occupants, or requirements in regard to electrical, mechanical, or safety and fire 
protection needs. 
 
This report is not a guarantee or warranty of any kind and is not an insurance policy 
against past, present, and future repairs, maintenance, or improvements on this property. 
 
The inspection was limited to components that were readily visible and accessible at the 
time and condition of the inspection. 
 
This report is intended for the exclusive use of our client. Use of the information 
contained within the report by any other party is not intended and we accept no 
responsibility for such use. 
 
 
 
3 GENERAL SUMMARY 
 
3.1 General Conditions     
 
The building was fully occupied at the time of inspection. The building envelope is 
comprised of vertical steel siding. The exterior cladding looked to be in good condition. 
The roof covering consists of corrugated steel decking. The grounds and surrounding 
surfaces were snow covered at the time of inspection and with many pieces of equipment 
around the structure limiting the inspection of the grounds. There were many large items 
and equipment stored at the interior perimeter of the warehouse area. We were unable to 
see the lower section of the interior walls. The exterior concrete foundation connection to 
the structural steel framing was also not visible. The plumbing system and electrical were 
observed to be of the standard type for commercial installations.  
 
 
 
3.2 Summary of repairs by system 
 
Structure:    
 
The visible areas of the overall structure looked to be in no need of repair or 
improvement. 
 
Exterior surfaces:   
 
There was a small area of damage to the siding at the rear garage door and adjacent man 
door that might be improved in time. 
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 Roofing: 
 
The roof area appeared to be in good condition. No leaks were seen during the inspection.  
There were a small number of metal patches made to the decking to cover over where 
previous perforations had been made. A number of retaining screws at the ridge area 
were backed out and should be reset.  Areas of rusting should be painted. 
   
Electrical:   
  
In the main distribution room there were numerous unused or abandoned 600 volt 
switchboxes. Two of the warehouse overhead light fixtures were found not to be 
functioning at the time of the inspection. 
 
Heating/Ventilating/Air Conditioning:  
 
The gas fired forced air heating unit in the warehouse was found to be not suspended 
from the ceiling but resting atop the storage racking system. Attachments were not 
visible.  The air conditioning system for the office area may not be sufficient enough to 
provide comfort on the hottest days especially in the upper office area.  
 
Plumbing:   
 
Main copper line requires correction to existing splice. Fixtures were in working order. 
 
Interior:  
 
The suspended ceiling in part of the warehouse washroom area is missing tiles. Ceiling 
tiles in the second floor conference room are warped and displaced. Some areas are in 
need of painting. 
   
Grounds:  
 
The grounds were snow and ice covered at the time of inspection limiting inspection of 
this area. 
 
Insulation:   
 
Verification of insulation was not possible since it is totally enclosed by metal cladding 
on the walls and roof top. 
 
Miscellaneous Equipment:  
 
The overhead crane in the warehouse/shop area needs to be looked at by a specialist to 
determine the maximum loading and then clearly marked accordingly. 
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3.3 Summary of Immediate Repairs or Actions 
 

·  Rust paint roof areas and reset screws………………………$0.5k 
·  Electrician-warehouse lights………………………………….$0.5k to $1 k 
·  Plumbing main steel correction……………………………….$0.5k 
·  Repair siding damage………………………………………….$1k to $1.5k 
·  Electrical work to fix abandoned wires ……………………...$1K 
·  Railing for office stairs ………………………………………..$1K 

 
 
Total:          $4.5k-$5k 
 

3.4 Summary of Short Term Repairs 
 

·  Paint exterior doors…………………………………………….$0.5k 
·  Fix suspension and ceiling tiles………………………………..$0.5k 
·  Paint offices……………………………………………………..$2k 
·  Close in and finish around exposed ducts……………………..$0.5k 

 
 
Total:                    $3.5k 
 

3.5 Summary of Possible, Unpredictable Major Repair Costs 
 

 
 

·  Front parking surfaces……………………………………………$2k 
·  Heating appliances to service…………………………………….$0.5 to $1 k 
·  Generator service………………………………………………….$0.5k to $1 k 
·  Fire hose……………………………………………………………$1k 
·  Crane classification ……………………………………………….$1.5K 

 
 
Total:           $5.5k-$6k 

 
                                                                                    Grand Total:          $13.5k-$14.5 
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4 BUILDING DESCRIPTION 
 

The building was constructed in 1985 using standard methods and materials 
suitable to the period.  The ground floor is comprised of a number of individual 
offices and staff facilities. In the rear there is a warehouse/shop area with a 
concrete slab floor. Additionally there is a second floor that covers the entire 
lower office area and extends towards the rear work area where it serves as parts 
storage. Exterior areas provide parking for staff and visitors on the side and front.  
There is a large fenced in area at the rear. The ground paving or surfaces 
coverings could not be seen. 

 
 
 
5 STRUCTURE 
 
5.1 Description        
 

This building is of conventional commercial steel framed construction. The 
foundation walls and floor slab on grade are concrete. Structural steel columns 
and beams support the roof system and the steel deck above. The upper office and 
mezzanine are supported by steel trusses that tie into the concrete block walls.                         

   
    
 
                                               Structural roof elements                                                

         
                                                                                
 
 



- 7 - 

   
 
                                 Second floor mezzanine structural elements 

 

   
 
 
 
 
5.2 Observations and discussions 
 

Visible connections between columns and beams appear OK. There were no signs 
of displacement or movement in the structural elements that usually would be 
indicated by the interior block walls. 

 
5.3 Recommendations and Priorities 
 

None at present. 
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6 EXTERIOR COVERINGS, DOORS, AND WINDOWS 
 
6.1 Description   
 

The building is clad with vertical steel siding. The main entrance doors and office 
windows are aluminium framed with thermo-pane glass. The overhead garage 
doors are insulated aluminium panels. The exit doors in the rear are painted metal. 

 
 
 

 
    Right Side        Storage right side 
 
                                               Typical Exterior Envelope Areas 
 

    
                     Left Side Front     Left Side Rear 
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6.2 Observations and discussions 
 

Caulking around windows and door frames was intact and of good quality 
material. The siding was well attached with no loose seams showing.  No cracks 
or broken seals were noted in the thermo-pane windows. Small damages to the 
siding were noted at the large garage door and adjacent man door at the rear. 
There were some small holes in the siding seen from the side storage area. There 
is an abandoned electrical mast attached to the siding at the rear of the building. 

 

   
                                         Slightly damaged siding rear wall 
                 

   
          Abandoned electrical mast                           Damaged siding left side 
 
 
 
 
6.3 Recommendations and priorities 
 

Exterior metal doors should be painted. Replacement of the metal will be 
necessary at the damaged doorways. The holes in the siding should be patched 
and sealed. If the electrical mast will serve no purpose, it should be removed. 
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7 ROOFING 
 
7.1 Description 
 

The roof covering is corrugated metal sheeting pitched towards the perimeter 
edges of the building. There are two perforations to provide for exhaust ports for 
the heating appliances. Both seem to be well flashed and sealed. 

 
 
                                                      Roof covering 
                                                       

   
                                                                   
 

                                                
                                                         Roof surface  
 
 
 
 
7.2 Observation and discussion 
 

There were repairs done to patch over previous perforations in the surface. It is 
not possible to know how long ago these repairs were done, but there were no 
indications that they have leaked since. A number of screws used to secure the 
ridge capping have `backed out `, due to expansion and contraction of the metal. 
There were some small areas of surface rust. 
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                         Ridge cap                                                        Roof repair                             
 

 

       
                     Furnace exhaust                                         Warehouse heater exhaust 
  
 
 
 
7.3 Recommendations and priorities 

 
The metal screws should be tightened or new ones put in their place. A periodic 
check should be done to verify the condition of the sealant around the repairs 
seams. Areas of surface rust should be coated with a rust resistant type paint. 
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8 ELECTRICAL 
 
8.1 Description 
 

The principle hydro service is supplied via a 400 Amp.600Volt overhead entrance 
at the side of the building. The main electrical distribution and cut-off switch is on 
the adjacent interior wall. The 600volt switch at this location feeds to one splitter 
box located in the same area. There are two 120/208volt panels connected to this 
distribution through a 30 kva, step down transformer. This part of the distribution 
is connected, through a transfer switch, to a 25 kilowatt standby generator located 
in the same room. It is probable, though not verified, that some of the lighting and 
office area plugs are connected to this panel to provide back up power for LAN 
servers and/or UPS systems. The exact services this distribution provides requires 
further investigation. The system ground is attached to the copper pipe at the 
water entrance to the building 

 
 

   
             Overhead entrance                                               400 amp switch   
 

          
               600 volt distribution                                           Stand by generator 
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            Automatic transfer switch                                          Fuel tank 
 

    
                 Step-down transformer                                   110/208 volt panel 
 
 
8.2 Observation and discussion 
 

There were many unused 600 volt switchboxes located directly above the main 
splitter box. Most of these have been left in the `off` position. Not all were 
labelled. Wiring that was observed were properly shielded or armoured cables. 
Two fixtures in the warehouse area were not functioning.  There was an 
abandoned wire seen at the mezzanine area which should be removed. 

 

    
                                               Electrical distributions 
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8.3 Recommendations and priorities 
 

As a matter of safety we recommend that any loose or abandoned wiring should 
be removed or sealed in appropriate boxes and fixed securely to walls and ceilings 
especially the abandoned wire at the mezzanine parts area. Unused electrical 
switches or breakers should be labelled as `spare`. The lighting fixtures need to be 
verified. It is not possible to know if the bulbs or the ballasts have burned out. The 
generator and transfer-switch should be serviced and verified by a qualified 
technician as an ongoing maintenance requirement. Keep the area around the 
generator clear of storage items. 

                                                               
 
 
9 HEATING / VENTILLATION / AIR CONDITIONING 
 
9.1 Description 
 

The primary heating in the office area is supplied by electric baseboard heaters. 
This is supplemented by a gas-fired, high efficiency, forced air furnace that 
distributes heat via a system of ducts and diffusers throughout the office areas. 
The furnace is approximately 120,000 btu`s installed in 2004. The air 
conditioning also distributed through this system of ducting and was 
approximately installed in 2004. The open warehouse area is heated by a gas fired 
forced air heater.  This unit is approximately 200,000 btu`s.  The air circulation is 
further aided by several suspended ceiling fans. 

 
 

    
                                                   Warehouse forced air unit 
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                     Gas furnace                                                         Exterior coil 
 
 

    
             Duct work for the Office                                       Return duct 
 
                                      
 
9.2 Observation and discussion: 
 

The gas- fired heater in the warehouse looked to be level and plumb, but we could 
not see how it was secured in place. Items on the floor and on the storage racks 
barred us from close inspection. The electric convection heaters in the office areas 
were functional and well fastened. The adequacy of the air conditioning is 
unknown. 

 
 



- 16 - 

    
   Furnace exhaust and fresh air intake                            Ceiling fan 
                                    

                                    
                                                         Ventilation 
 
 
 
9.3 Recommendations and priorities 
 

Periodic maintenance of both gas fired heating appliances is recommended. A 
service contract with a certified heating specialist is strongly recommended. 
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10 PLUMBING 
 
 
10.1 Description 
 

The potable water supply line is a two and one half inch copper pipe. There were 
two separate catch basins in the warehouse area. There is a 60 gallon electric hot 
water tank installed in 1993 located in the warehouse washroom area adjacent to 
the gas furnace. 

 

    
                    2 1/2” Water main                                   Hot water tank – 60 gals 
 
 

    
       Interior gas line with shutoff                        Natural gas entry and meter 
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     Office Toilets  
  

    
                   Staff lunch room                                       Warehouse washroom                           
 
 
10.2 Observation and discussion:  
 

It appears that the original water meter was removed and the space has been filled 
in with a steel coupling arrangement. The two galvanized metal flanges look to be 
rusted and deteriorating. The pressure at the fixtures throughout was good. Drain 
lines seemed to be clear and well vented.   

   
10.3 Recommendations and priorities 
. 

Consideration should be made to eliminate the galvanized steel fittings and 
complete the splice with copper connections. The catch basins for the warehouse 
should be kept clean and free of debris in order to keep the lines clear and free 
flowing. Periodic cleaning is recommended. 
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11 INTERIOR 
 
11.1 Description  
 

There is a slab on grade throughout the building. We found ceramic and resilient 
tile floors in the finished areas. The upper office area has a simulated wood 
floating floor. Suspended ceiling and painted gypsum board and block walls are 
found in the office areas. The upper office area is open to the roof structure above. 
The majority of the interior walls are cement block. 

                                                     Office facilities 
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11.2 Observation and discussion:  
 

There are several warped and displaced ceiling tiles in the second floor 
conference room.       A ductwork drop extends from the ceiling and through the 
floor in this room as well. The ductwork is exposed and somewhat unsightly. The 
ceiling suspension system at the warehouse washroom has been partially removed 
to allow for the installation of the heating and ventilation system for the offices.  

 
 
                   

    
                                                     Interior conditions                         
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11.3 Recommendations and priorities 
 
 
 

Change ceiling tiles as required. There were also dirty ceiling tiles around the air 
conditioning diffusers and return grills. Close in and finish around the exposed 
duct work drop. Reinstate the ceiling in the warehouse washroom. Some parts of 
the office area walls and doors will require repainting.  The stairs to the upstairs 
office area require a railing to be installed. 
 
                                

 
12 GROUNDS 
 
12.1 Description 
 

There is a parking area for cars in the front and to the side. A fenced in area to the 
rear and opposite side of the building provide space for exterior storage or truck 
parking. The nature of the landscaping and the surface of the parking is unknown 
as all surfaces were snow and ice covered. The perimeter fence looked to be in 
good condition. Both swing gates at the entrance to the rear grounds were 
somewhat worn but looked to be functional. 

 

    
                   Exterior storage                                                    Rear parking 
 
 
                  
12.2 Observation and Discussion 
 

It is possible that low spots or depressions exist in high traffic areas. These places 
should be filled in or topped and compacted to prevent further deterioration from 
sitting water that will produce soft spots. The swing gates may require 
straightening and adjustment. 
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                                                               Swing gates 
 
 
                  
12.3 Recommendation and Priorities 
 

Once the snow and ice have melted from the ground covering, a further evaluation 
of the general conditions is recommended. 
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13 INSULATION 
 
13.1 Description 
 

Not visible in walls, ceilings and roof since all exterior surfaces are metal clad. 
 
13.2 Observation and Discussion 
 

Improvements can be made to the weather-stripping around garage doors.  
                      

                         
                                             Damaged weather-stripping            
                                                  
13.3 Recommendation and Priorities 
 

Upgrades can be made to the insulation when renovating.  Insulating paints might 
be a worthwhile upgrade to consider. 

 
 
 
14 MISCELLANEOUS EQUIPMENT 
 
14.1 Description 
 

The warehouse is equipped with an overhead rail crane. There is a coiled 2” fire 
hose mounted on the warehouse wall. 
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                Overhead crane                                                   Fire hose 
 
 
14.2 Observation and Discussion 
   

Although the crane looked to be operational, the lifting capacity was not 
determined or labelled. The present occupant stated that it is used for light loads 
never exceeding 3000 lbs since it is attached to the structure with original 
minimal reinforcement and footing.  A specialist should be engaged. The fire hose 
was connected to a water supply and looked to be in readiness. The operation of 
these devices are beyond the scope of this inspection. 

 

                                      
 
14.3 Recommendation and Priorities 
 

Consult a specialist to determine the actual capacity of the crane and then clearly 
label it. A fire protection company will be required to determine the state of the of 
the suppression equipment. These hoses normally have a limited life expectancy. 
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If you have any questions, please do not hesitate to contact the undersigned. 
 
 
G.T. Inspections 
 
February 26th, 2008 
 
 
 
 
 
_______________________  
Rick Cartmel TP 
Tel: 514-726-6473 


