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2.0  PROPERTY CONDITION ASSESSMENT 

 

2.1  SUMMARY 

Realty Resolution Advisors has performed this Property Condition Assessment 

(PCA) on the residential apartment building located at 1222 East Mountain View 

in Phoenix, Arizona.  The PCA was performed in accordance with ASTM E-2018-

08 “Standard Guide for Property Condition Assessments:  Baseline Property 

Condition Assessment Process” and is subject to the limitations and scope 

consideration contained within the standard.  This assessment was authorized by 

Sterling Savings Bank. 

The Property is a two-story residential apartment building containing 38 units, a 

management office and a common laundry.  There is also a separate 

maintenance building on site.   The apartment complex consists of two, 2-story 

buildings.  The east building is approximately 13,554 sq. ft. for a total of 

approximately 28,607 sq. ft.  No dimensions were available for the detached 

maintenance building.  The buildings are constructed on a 305 feet by 166 foot 

parcel of land located at 12th Street and Mountain View Road in Phoenix, 

Arizona.  Surrounding properties include similar multi-family structures, single-

family residences and a parcel of vacant land.  The date of construction is 

estimated as 1989. 

Parking area contains 62 parking spaces including 2 spaces designated as 

handicap parking.  Parking lot is located along the west side of the Property.  A 

masonry enclosed refuse area that encloses two dumpsters is located at the 

southwest corner of the parking area.  Street access at the south end of the 

parking area is controlled by a wrought iron electric rolling gate that is controlled 

by a card reading access controller. 

The building is constructed on an at-grade concrete slab and footing.  All 

construction including walls 2nd floor framing and roof trusses is of wood frame.  

Exterior walls are covered with stucco, roof wood trusses are sheathed with 

plywood and covered with asphalt shingles.  There was no access to the roof or 

the wood truss at the space to do an assessment.  Access to the second floor 

units is by steel framed stair at each end of each building leading to a balcony in 

front of the second floor units. 
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The following is a summary of the Property: 

PROPERTY SUMMARY 

PROPERTY NAME Mountain Creek Apartments 

STREET ADDRESS 1222 East Mountain View Road, Phoenix, 

Arizona 

ACCESSOR’S  PARCEL NO. 159-30-114 

SITE AREA 50,630 Sq. Ft. = 1.16 acres 

BUILDING AREA 28607 Sq. Ft. 

NUMBER OF APARTMENTS 38 Units 

ON-SITE PARKING 62 Spaces including 2 handicap designated 

PROPERTY ZONING R-3 Multi-Family Residential 

LEASING OFFICE Provided on-site 

SWIMMING POOL Common Pool Provided On-Site 

UTILITY COMPANIES 

 

 

 

 

Electric – Arizona Public Service 

Natural Gas – Southwest Gas 

Water & Sewer – City of Phoenix  

Telephone - Qwest 

Refuse Collection – Waste Management 

 

 

2.1.1  GENERAL CONDITIONS 

Building exteriors appear to be generally in good repair.  Some exterior 

items appear to have been installed recently including synthetic stone on 

towers, new concrete tile mansards at towers and exterior paint, however, 

no building permit information could be found going back to 2001. 

The only exterior item on the building in need of immediate repair are the 

second level balcony decks.  Cementations water proof covering on the 

balcony decks is deteriorating and needs recoating and resealing before 

any water damage is done to the lower level ceilings or possibly unit 

interiors.  The exterior parking area asphalt needs to be redone.  East 

parking lot asphalt has large cracks and potholes and needs resurfacing 

before it deteriorates any more.  At the same time an approximately 35’ 

section of curb along the west side of the lot at the south end is broken 

into pieces and needs to be replaced.  These items are considered to be a 

significant nature that may lead to further failure within one year and will 

result in significant escalation of repair costs if left uncorrected. 
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Interior of the majority of limits were reviewed during the observation.  Of 

the units surveyed, 18 units look as through they had been updated from 

the original with only minor repairs required.  8 units observed appeared to 

be original construction with major updates required.  The balance of 11 

units surveyed had some damage to be repaired but nothing major 

required.  Major updates required by the 8 units observed include new 

floor coverings, new appliances, new countertops and patching and 

painting of all walls. 

 

2.1.2  COST OPINION 

Based on observation of the overall property and improvements the 

Property appears to be in overall good condition with few significant 

repairs required. The costs estimated for items which require immediate 

attention and costs associated with upgrading the eight units which require 

major updating are as follows: 

Common Area Improvements Recommended 

1. Parking lot resurface, restripe, and curb repair  $18,000.00 

2. Resurface second level walk decks    $20,000.00 

3. Pool fence/gate repair        $1,700.00 

4. Landscape Renovation          $3,000.00 

Total estimate cost for common area     $42,700.00 

 

Typical unit upgrade costs per unit 

1. Install new carpet and ceramic tile floor coverings  $1,400.00 

2. New kitchen appliances and resurface countertops   $3,500.00 

3. Repair and paint drywall      $1,000.00 

4. Repair or replace doors         $500.00 

Total estimated cost per unit     $6,400.00 

 

Recommended Property Improvement Plan 

Common Area Improvements      $39,700.00 

Unit Upgrade (8 units)      $51,200.00 

Total recommended      $93,900.00 

 

2.1.2  PROPERTY EXPECTED REMAINING USEFUL LIFE (RUL) 
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Based on the general condition of the Property the estimated remaining 

useful life is estimated to be not less than 40 years barring any natural 

disasters. This opinion is based on its current condition and maintenance 

status, assuming any recommended immediate repairs are completed and 

appropriate routine maintenance and replacement items are performed on 

an annual or as-needed basis. This is not an opinion or comment on the 

marketability of the property’s useful life. 
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2.2   SYSTEM DESCRIPTIONS AND OBSERVATION  

 

2.2.1  TOPOGRAPHY AND STORM WATER DRAINAGE 

 The site is relatively flat with no major grade slopes.  The west parking 

area appears to have a grade break at approximately the center with the 

north half draining into a major concrete drainage channel located along 

the north property line and the south half draining into Mountain View 

Road.  On the east side of the Property there is a large grass landscape 

area that appears to act as a storm water detention area that allows water 

to slowly drain off site to the south. 

 

2.2.2  EXTERIOR STAIRS AND RAILINGS  

 Access to the 2nd level units is by an open steel frame stair with cast 

concrete treads at each end of each building.  Treads have an exposed 

aggregate non-slip finish.  Stair handrails and balcony rails appear to be in 

good repair.  With the exception of the balcony walk surfaces needing 

repair, no maintenance issues were observed. 

 

2.2.3   LANDSCAPE  

 There are natural trees and bushes located adjacent to the west side of 

the building.  On the west side of the site between the parking lot and the 

west masonry wall located on the Property line, there is no landscaping.  

On the east side of property between the building and the masonry wall 

along the east property line the entire area is landscape with mature trees, 

shrubs and grass.  This area serves as a common play area for the 

complex and looks quite nice.  All trees, shrubs and grass are well 

maintained.  There is an automatic sprinkler system to all landscape.  The 

controller for the system is located on the outside of the building adjacent 

to the leasing office.  The area between the buildings is bare dirt with no 

landscape whatsoever.  This area would benefit from the installation of 

landscape along with the area to the west of the parking area. 
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2.2.4 UTILITIES 

A. ELECTRICAL 

  Electrical power is fed to the common area between the buildings from 

the south end of the site.  Each unit is served by its own 200 AMP 

120/208 voltmeter that feeds to an electrical panel inside each 

individual unit.  There are six separate multi-meter electrical services 

located on the exterior walls of the individual buildings in the common 

area between buildings.  Main electrical transformer is located at the 

south end of the common area. 

 B. TELEPHONE 

  Telephone distribution for the complex is also located in the common 

area between buildings and is fed from the south end of the site.  

Telephone feeds to six distribution pedestals located in the common 

area and is distributed from there to each individual unit. 

 C. NATURAL GAS 

  The site is served from a 2” natural gas line located in Mountain View 

Road.  Routing of Natural Gas line could not be determined, however, 

the meter is located on the north end of the west building adjacent to 

the common swimming pool area.  From the facility survey, Natural 

Gas appliances include the water heater in the office area which 

serves the laundry room and the dryers in the laundry room. 

 D. WATER 

  Site is served from an 8” water line located in Mountain Road.  Only 

one master water meter was observed which was located in the street 

right of way along the south property line on the east side of the 

entrance driveway.  No submeters were observed so it appears the 

entire complex is served from this single meter.  Water meter size is 

unknown. 

 E. SEWER 

  The site is served from 8” sewer line located in Mountain View Road.  

It appears there are two separate server taps into this line, one for 

each building.  Sewer service line size is unknown. 
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 F. TELEVISION 

  Television service for the complex is distributed from seven ground 

mounted satellite dishes locate in the common area between buildings.  

Wiring from dishes routes to distribution boxes and into each 

apartment. 

 

2.2.5 SITE LIGHTING 

 Exterior lighting for the site consists of high intensity fixtures mounted on 

the stone-faced piers along both the east and west sides of the buildings.  

Smaller incendesant fixtures are located along the walkways on both the 

first and second levels to light the walkways to the individual apartment 

units.  All exterior lighting appears to be controlled by time clock located 

on the exterior face of the building adjacent to the leasing office. 

 

2.2.6 SITE AND BUILDING SIGNAGE 

 Site signage and building identification signage for the Property is 

relatively new and in good condition.  A search of city records indicates 

this sign was constructed in 2001.  Individual apartment identification 

signage consists of individual numbers on the unit entry doors. 

 

2.2.7 WINDOWS 

  Windows in individual units are single pane glass aluminum frame sliding 

windows which appear to be the original windows installed during building 

construction.  The windows in the majority of the units appear to be in 

good condition.  Two windows observed had been broken and need to be 

replaced.  All window screens need to be surveyed and broken screens 

replaced. 

 

2.2.8 DOORS 

 Main entrance doors to units are a wood door in a wood frame.  All 

entrance doors have keyed locksets with a separate keyed deadbolt.  All 

doors with the exception of two appear to be in good condition.  The two 
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doors mentioned should have the area around the lockset reinforced.  All 

exterior doors should have the finish and weather stripping reviewed.  

Doors appear to have been painted then closed while the paint was still 

wet.  Paint has stuck to the weather stripping and then pealed off when 

the door was opened.   

 Interior doors are wood doors in a wood frame.  The doors in the majority 

of the units surveyed appear to be in good shape.  Interior doors in eight 

of the units surveyed were in various states of disrepair and need to be 

repaired or replaced. 

 

2.2.9 ROOFING 

 Roof was not accessible during survey and could not be assessed.  Roof 

surfacing is asphalt singles.  Roof of the buildings is formed by a center 

peak wood trusses with good slope both east and west on both buildings.  

 

2.2.10  HVAC SYSTEM 

 HVAC system for each individual apartment unit is a split system 

consisting of a roof mounted condensing unit and a fan coil unit mounted 

in the hallway of each apartment unit.  There was no roof access during 

the observation so condition of individual condensing units could not be 

verified.  From observations made from the ground condensing units 

appeared to vary in age.  Individual fan coil units in apartments are behind 

a louvered panel located in the apartment hallway.  Of the 4 or 5 units 

which could be observed, three were the original units installed during 

construction, one was a new unit and one was missing altogether.  Labels 

of the original fan coil units observed had been painted over so no data 

could be obtained.  Thermostats in all units appear to be relatively new 

and in good condition. 

 

2.2.11  ELECTRICAL SYSTEM 

 Each individual unit is served by a 200 AMP, 120/280 volt, 3-phase 

electrical meter which are ground mounted in meter banks located in the 

common area between the buildings.  Each apartment unit has its own 

125 AMP electrical panel located in the bathroom.  This electrical panel 
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serves all lights, outlets and appliances for the unit including the HVAC 

system.  Wiring for the electrical system runs concealed and could not be 

observed. 

 

2.2.12  PLUMBING 

 Water services for the individual apartment’s runs concealed and could 

not be observed.  Each apartment unit is served by its own 30-gallon 

electrical water heater located in a utility closet in the apartment hallway.   

All water heaters appear to be in good condition with the oldest unit 

observed being 10 years old.  No piping leaks were observed in any of the 

apartments.  Two of the apartment kitchen faucets were loose from the 

sinks and needed to be repaired. 

 

2.2.13  LIFE SAFETY / ALARM SYSTEMS 

 The Property does not have a wet pipe fire sprinkler system and it is not 

required by code.  Each building has two fire extinguishers located in each 

common corridor of each story of the buildings.  Each apartment unit is 

equipped with an operating smoke detector located in the unit hallways. 

 

2.2.14  UNIT INTERIORS 

 Interior finish of all units is drywall on wood frame ceilings and walls.  Floor 

coverings include ceramic tile, carpet and vinyl tile.  Of the units observed, 

8 appear to be original construction and need major updates of new floor 

coverings, new kitchen appliances, door repair or replacement, wall 

patching and painting throughout.  18 of the units have been upgraded 

recently with relatively minor repairs needed.  Of the remaining 11 units, 

all required repair but nothing that would be classified as major. 

 Typical, bathroom fixtures include a combination tub/shower with 

fiberglass surround, tank-type toilet and either a pedestal type sink or a 

sink / base cabinet combination.  Bathroom walls and ceilings are painted 

drywall and floors are ceramic tile. All bathrooms observed appear to be in 

generally good repair.  Sink base cabinets are original construction and 

starting to show their age.  The majority of the sink countertops have been 
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replaced but some are original and will need to be resurfaced in the near 

future.   

 Kitchen fixtures included a stainless steel sink with a garbage disposal, 

electrical oven / range with vent hoods and refrigerator.  The 18 upgraded 

units have all appliances upgraded including a new double compartment 

sink, dishwasher and microwave.  The majority of the units have a ceiling 

fan in the kitchen.  All of the 8 original units need to have the kitchens 

updated with new appliances.  All of the kitchen cabinets are the original 

construction and are starting to show age.   The majority of the 

countertops have been resurfaced, however, the remaining units will need 

countertops resurfaced soon. 

 

2.2.15  LAUNDRY FACILITIES 

 Washers and dryers are not provided in the apartment units.  A common 

laundry room is located in the northeast corner of the complex on the 

ground level.  The laundry facility has been upgraded recently including 

new fluorescent light fixtures and new vinyl tile flooring.  There are four 

commercial grade washing machines and four commercial grade gas heat 

dryers.  There is a 40-gallon Natural Gas water heater in the storage room 

in the office area which serves the laundry facility. 

 

2.2.16  LEASING OFFICE 

 There is a recently refurbished leasing office for the complex located the 

north end of the east building.   Office has new carpet, recently painted 

walls and new furnishings.  This office has a combination toilet/storage 

room attached to it between the office and the laundry facility.  Leasing 

office is staffed by two on-site employees. 

 

2.2.17  SWIMMING POOL 

 There is a common area swimming pool located at the north end of the 

complex.  Pool is in very good condition; all pool equipment looks to be in 

good condition and well maintained.  There is a 6’-0” wrought iron fence 

surrounding the pool per City of Phoenix code; however it is in need of 

minor repairs.   Gate for swimming pool access is near the leasing office 
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door.  The pool gate is in need of repair as it is no longer self-closing and 

self-locking and presents a safety hazard and code violation. 
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2.3     ADA COMPLIANCE  

 

A general overview of the Property’s common public areas (of improvements 

considered to be “Public Accommodations”) based upon the requirements of Title 

III of the American with Disabilities Act (ADA).  This Act requires public 

accommodations to provide goods and services to persons with disabilities on an 

equal basis with the rest of the general public.  After January 26, 1992, the ADA 

began requiring that architectural and communication barriers be removed in 

public areas of existing facilities when their removal is readily achievable.  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.  

A readily achievable alteration is defined as “easily accomplishable and able to 

be carried out without much difficult or expense”.   

 

A Tier I assessment of ADA accessibility in general accordance with ASTM 

E2018-08 was completed.  The scope included a limited visual review of the 

following components: path-of-travel, parking, onsite public facilities.  No 

measurements were conducted.  The intent of this assessment is to identify 

accessibility issues and possible solutions.  Significant items of non-conformance 

with ADA guidelines are noted without regard as to whether or not they are, by 

ADA definition, “readily achievable”.  The design as to which actions are to be 

undertake as “readily achievable” is to be determined by building ownership in 

consultation with its accountants, attorney and construction professionals. 

 

The Property does contain two parking spaces designated as handicap 

accessible; however, there are no ramps from the parking surface up onto the 

public walkways.  Slopes on all walkways appear to conform to all ADA slope 

requirements.  Finish floor of the leasing office is approximately 4” above 

sidewalk.  A ramp would need to be added to make the leasing office accessible.  

The public laundry facility appears to conform to the requirements of the ADA.  

There are no public toilets or other facilities on site.  A plan should be put in place 

to incorporate accessible ramps to public walkways and the leasing office. 
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2.4     REGULATORY CONFORMANCE 

 

2.4.1 BUILDING SAFETY AND CODE ENFORCEMENT 

 Per telephone conversation with the City of Phoenix Building Department, 

there are no building code or fire code violations on file at the City of 

Phoenix for this property. 

 There were no observed obvious building code or fire code violations 

during the building assessment other than the damaged self-locking 

mechanism on the pool gate noted in section 2.2.17  Swimming Pool. 

 

2.4.2 BUILDING PERMITS 

 City of Phoenix Building Permit records for the last 9 years were available.  

Permits for new building signage, new access gates and two misc. 

electrical meter installations were reviewed.  All had certificates of 

completion issued by the City. 

 The original building permit could not be obtained but is estimated the 

project was constructed in 1989. 

No permits, licenses, reports, or non-compliance orders were recorded 

with the Arizona Department of Real Estate regarding the Property or the 

current owners. 

 

2.4.3 ZONING 

 The Property is zoned R-3 multi-family residential.   City of Phoenix zoning 

code requirements for R-3 zoned property include: 

 1. 55 Parking Spaces Required  

 2. 14.5 Units / Acre Maximum Density 

 3. Maximum Lot Coverage 45%  

 4. Maximum Number of Stores (2) 

 5.  Maximum Building Height 30’-0”  

 6. Minimum Building Setbacks: 

Front: 25’  Side:  10’ Rear: 15’ 
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 This project appears to meet all zoning criteria with the exception of 

maximum density.  This requirement would need to be confirmed with the 

City Zoning Officials.  Please be advised that these requirements are per 

the latest zoning code which would have been different in 1989 when this 

project was developed. 

 

2.4.4  PHASE I ENVIRONMENTAL 

RRA was not provided a Phase I Environmental Site Assessment from the 

Bank.  No visible evidence was found suggesting potential or existing 

environmental contamination liabilities; however, RRA recommends that 

any future buyer obtain and review the Phase I Site Assessment prior to 

making an investment decision.  

 

2.4.5  ALTA SURVEY 

RRA was not provided an ALTA Survey from the Bank.  No visible 

evidence was found suggesting potential or existing boundary and 

easement issues; however, RRA recommends that any future buyer 

obtain and review the ALTA Survey prior to making an investment 

decision.  

2.4.6  TITLE 

RRA was not provided a Title Report from the Bank.  RRA recommends 

that any future buyer obtain and review a current Title Report with a 

complete Schedule A and B with all exceptions and encumbrances prior to 

making an investment decision.  

Through the Maricopa County Recorder’s Office RRA obtained a copy of 

two Mechanic’s Liens, one of which was released.  The remaining lien was 

filed by Duncor LLC dba “Summit West Signs” in August 2009 for unpaid 

services and materials in the amount of $4,945.48.  Should the Court sell 

the Property prior to the Notice of Trustee’s Sale this lien will have to be 

fully satisfied, unless otherwise negotiated to less. 

-28-



�

     Mountain Creek Apartments    March 31, 2010 

     Phoenix, AZ   Project Number CV2010-004084 

2.5     NATURAL CONDITIONS  

 

2.5.1 SEISMIC ZONE 

 According to the 2006 International Building Code, this property has a site 

classification of ‘D’ and a seismic design category of ‘B’.  This site is in an 

area of non-probably of damaging ground motion. 

 

2.5.2 FLOOD ZONE 

 A review of floor insurance rate year published by the Federal Emergency 

Management Agency was done.  According to this panel 1600 of 4300 

dated September 30, 2005, the Property is located in flood Zone X.  Flood 

Zone X regions consist of areas outside both the 100 and 500-year flood 

events. 

 

2.5.3 MICROBIAL VISUAL / OLFACTORY SURVEY 

 Microbial growth (e.g., mold or fungus) may occur when excess moisture 

is present.  Porous building materials such as gypsum board, insulation in 

walls and ceilings, and carpeting retain moisture and become microbial 

growth sites if moisture sources are not controlled or mitigated.  Potential 

sources of moisture include rainwater intrusion, groundwater intrusion, 

condensation on cold surfaces, and water leaks from building systems 

(e.g., plumbing leaks, HVAC system leaks, overflowing drains, etc.).  

Inadequate ventilation of clothes dryers and shower stalls may also result 

in excess moisture conditions.  Microbial growth may be clearly visible 

(e.g., ceramic tile mortar in shower stalls) or may be concealed with no 

visible evidence of its existence (e.g., inside wall cavities). 

 A limited visual survey for the presence of microbial growth was 

conducted at the Property.  Destructive sampling was not included in the 

scope of work for this survey.  The assessment consisted of gaining entry 

to interior spaces, visually evaluating the accessible areas.  Visual 

evidence of suspect microbial growth was visual evidence of suspect 

microbial growth was not observed in any of the units, however, no 

destructive observation was done.  A more exhaustive study would need 

to be done in order to address these concerns. 
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2.5.4 WOOD-DESTROYING INSECTS 

 Observation was conducted to identify obvious evidence of significant 

termite damage or activity as well as evidence of other insect infestations 

and dry rot fungus.  This information is provided incidental to our 

assessment.  Activities conducted are not intended, and may not be 

interpreted as a professional pest inspection, and Realty Resolution 

Advisors  makes no representation or warranty as to these activities or 

observations. 

 No significant evidence of wood rot, termites or other wood boring insects 

was observed. 
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2. 6     UNIT-BY-UNIT INSPECTION RESULTS 

The following worksheet was prepared by representatives of RRA during 
the Property Condition Assessment Inspection with the Receiver and 
management company on March 19th, 2010. 
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2. 7     PHOTOGRAPHS 

The following photographs were taken by RRA during the site visit on 
March 19th, 2010. 
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 1 

 
 

Building South Elevation Street View 
 
 

 
 

Building West Elevation 
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 2 

 
 

Building East Elevation 
 
 

 
 

Maintenance Building 
 
 
 

-37-



 3 

 
 

Parking Lot Looking South 
 
 

 
 

Parking Lot Asphalt 
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 4 

 
 

Refuse Enclosure 
 
 

 
 

Electric Entrance Gate 
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 5 

 
 

Second Level Balcony 
 
 

 
 

Balcony Deck 
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 6 

 
 

Typical Electrical Meter Section 
 
 

 
 

Typical Electrical Panel 
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 7 

 
 

HVAC Condensers On Roof 
 
 

 
 

Typical Apartment Water Heater 
 
 

-42-



 8 

 
 

Upgraded Kitchen 
 
 

 
 

Upgraded Kitchen 
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 9 

 
 

Typical Apartment Bathroom 
 
 

 
 

Typical Apartment Bathroom 
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Common Laundry Facility 
 
 

 
 

Common Laundry Facility 
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 11 

 
 

Common Area Swimming Pool 
 
 

 
 

Swimming Pool Equipment 
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2. 8     EXHIBITS   

 
The following exhibits were gathered by representatives of RRA through 
the City of Phoenix and the Maricopa County Offices. 
 

 2.8.1  AERIAL PHOTO (SEE FOLLOWING PAGES) 
 
 

2.8.2  CONDOMINIUM PLAT (SEE FOLLOWING PAGES) 
 
 
2.8.3  CITY ZONING (SEE FOLLOWING PAGES) 
 
 
2.8.4  ASSESSOR’S INFORMATION (SEE FOLLOWING PAGES) 
 
 
2.8.5  COUNTY RECORDER’S INFORMATION (SEE FOLLOWING PAGES) 
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2.8.1  AERIAL PHOTOGRAPH 
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                        Aerial Photo                 
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2.8.2  CONDOMINIUM PLAT 
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2.8.3  CITY ZONING INFORMATION 
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2.8.4  COUNTY ASSESSOR’S INFORMATION  
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2.8.5  COUNTY RECORDER’S INFORMATION  

 

 

a.  Warranty Deed - 4.27.2006 

 

b. Mechanics Lien, Imperial Contracting LLC - 8.5.2009 

 

c. Mechanics Lien Release, Imperial Contracting LLC – 10.2.2009 

 

d. Mechanics Lien, Duncor LLC – 8.31.2009 
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a.  Warranty Deed - 4.27.2006 
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b. Mechanics Lien, Imperial Contracting LLC - 8.5.2009 
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c. Mechanics Lien Release, Imperial Contracting LLC – 10.2.2009 
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d. Mechanics Lien, Duncor LLC – 8.31.2009 
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3.0     OPERATIONS  

 

3.1  OPERATING STATEMENT & FINANCIALS (SEE FOLLOWING PAGES) 

Provided is a copy of the Property’s balance sheet, income statement, and rent 
roll as of March 27th, 2010.  No Operating Statement was provided from the 
previous property manager.  Dunlap & Magee assumed management of the 
Property on February 23rd, 2010.  During this time all service accounts and 
vendors were re-established.  Upon the receipt of all March 2010 bills a new 
Operating Statement will be finalized and attached to this report. 

 

3.2  OPERATING BUDGET (SEE FOLLOWING PAGES) 

No Operating Budget was provided from the previous property manager.  Dunlap 
& Magee assumed management on February 23rd, 2010.  During this time all 
service accounts and vendors were re-established.  Upon the receipt of all March 
bills a new Operating Budget will be finalized and attached to this report. 

 

3.3  ON-SITE FILES AUDIT (SEE FOLLOWING PAGES) 

RRA worked closely with Dunlap & Magee Management to provide an audit of all 
onsite files from the previous manager, PPA Holdings.  Very little documentation 
was secured other than the February rent roll, contractor bids for asphalt paving 
the parking lot and landscaping, and a market survey conducted in September of 
2009. 

 

3.4  SERVICE CONTRACTS (SEE FOLLOWING PAGES FOR COPIES OF CONTRACTS) 

 

3.4.1  LAUNDRY SERVICE LEASE 

Laundry Services are provided by Mac Gray through a lease signed by 
Automatic Laundry Company, LTD commencing December 15, 2004.  
Terms include that the Lessee shall pay the Lessor monthly 50% of the 
gross monthly collections.   

 

3.4.2  LANDSCAPE MAINTENANCE AGREEMENT 

Landscape Maintenance is provided by Fortis Landcare.  Scope of service 
includes lawn maintenance, trimming, winter rye grass reseed labor, 
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fertilization, irrigation, and weed control.  Contract is a month-to-month 
contract for $425 per month.  Irrigation repair is charged at $40 per hour. 

 

3.4.3  COMMERCIAL SERVICES AGREEMENT FOR NON-HAZARDOUS WASTES 

Waste Management, Inc. provides and regularly services the trash 
dumpster on the premise.  Scheduled pick-ups are on Monday, 
Wednesday, and Friday.  Monthly rate is $285.05 per month.  Additional 
charges can be assessed for overages, extra pickups, container 
exchange, etc. 

 

3.4.4  PEST CONTROL 

Pest control services are provided by Burns Pest Elimination. The exterior 
structure is sprayed once per month while the interior is sprayed twice per 
month.  Cost is $80 per month.  Six units are serviced per month. 

 

3.4.5  POOL FENCE REPAIR 

Imperial Contracting LLC was hired by the Dunlap & Magee Management 
Company to repair the entrance/exit gate to the pool, replace 40ft of 
rusted bottom railing along the pool fence, and prep, prime, and paint 
repaired areas.  Total cost is $1,692.00 
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