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Attached is the inspection report.  Your report will be helpful to you in
understanding the overall condition of the building.  I t documents current
conditions of its systems and components and has recommendations for repairs,
improvements and maintenance.   

We recommend you take the following steps to ensure a smooth transaction:

1. Report:  Please be sure to read the entire report carefully.   I f you have questions
about this report or the on-site inspection please call our office and leave a
message for your inspector.  He will call back at his first opportunity.

2. Follow-Up Repair Request:  Consult your real estate professional and/or
attorney to decide if you wish to request credits from the seller or have the seller
repair/replace any issues identified in your inspection report.  Be sure this is
done promptly.  Your Agreement of Sale stipulates the time period within which
requests must be made.  I f repairs are provided by the seller, be sure to obtain
documentation for the repairs made from the respective professionals hired to
perform the work.  Review them carefully and verify the condition of the repairs
and their function as applicable prior to closing.

3. Pre-Settlement Walk-Through Inspection:  Just prior to settlement you will have
an opportunity to conduct a “ walkthrough”  inspection of the property.  During
this time be sure to examine the building carefully.  There may be defects that
your inspector could not observe due to storage, equipment, furnishings, etc.
Also conduct a check of all plumbing fixtures and appliances….except the air
conditioning systems unless weather conditions permit.   

Thank you for allowing Tri-County Inspections to have been of service.   

         

Bucks/Mont Area 
       215-295-2030 
       215-752-3700
New Jersey
       609-882-5188
 Fax 
       215-295-3378

Lehigh Valley 
        610-346-7880
Chester County
        610-296-2004 
Email 
        tciinsp@comcast.net
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TYPE OF BUILDING: Two Multi-Tenant Commercial Buildings

APPROXIMATE AGE: Front Building 34 years 
                                             Rear Building 29 years

WEATHER CONDITIONS: Clear, mid to upper 50's

ATTENDED: Seller

STATUS: Occupied

PROPERTY DISCLOSURE STATEMENT: Not Received 

INSPECTION DATE: March 13, 2007

INSPECTORS: William H. Kibbel III                     Gregory Thomas  
                            PA Compliant; ASHI® #6520        PA Compliant; ASHI® # 
                            NJ License #24G100038400             NJ License #24G100038400
                              (Buildings & Grounds)                    (Electrical & HVAC)
 
NOTE: 

‚ This Report summarizes our findings for subject property on the day of the
inspection and are based on our visual observations of the structure only.

‚ I f the Seller’s Property Disclosure Statement is not provided, Tri-County
shall not be liable for any damages or claims for the discovery and/or
assessment of any condition identified or disclosed on the Property
Disclosure Statement.

‚ This report does not represent an opinion on the value of the property nor do
we advise whether or not you should purchase the property.  

‚ Because settlement typically occurs well after the inspection and conditions
may change, Tri-County strongly urges that you check all major systems,
appliances, and bathroom fixtures during your presettlement walkthrough. 
Furnishings and personal possessions may have limited our access and
visibility.

‚ Tri-County Inspection Co., Inc. does not offer a guarantee or warranty.  
‚ Be sure to obtain a wood destroying insect certification from an exterminator

since this is not part of our inspection.  
          

            © 1994, 1996, 1998, 2001, 2002, 2004 Tr i-County Inspection Co.,Inc.
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EXTERIOR

ROOF: 

Low slope roofing systems are provided.  We observed the roofs by carefully walking on
representative areas.

Over the front building, an EPDM rubber roofing system was installed.  A newer
material has been installed at the front and rear edges as well as over the “garage” bay
extension off the right side of the building.  These areas of roof were found to be
satisfactory.  The remaining portion of the roof, which is a majority of the roof surface,
had an older rubber roofing membrane installed.  This type roof was installed with
exposed fasteners.  Each fastener is a penetration through the roof and we have concerns
with the condition of the fastener system.  Many of the caps over the screws that secure
the large washers are missing.  The material used to seal the fasteners’  washers to the
roof have degraded from U.V. exposure.  There was also some physical damage to a few
of these fasteners.  We recommend that this older roof system be replaced at this time
with the same EPDM roofing membrane that was installed at the front and rear edges as
well as over the garage bays.

Over the rear building, a “Hypalon”  roofing membrane was installed.  This is a chloro-
sulfonated polyethylene synthetic rubber membrane.  The surface of this membrane
showed signs of U.V. degradation in the form of “chalking” .  The chalking of the surface
of the membrane usually indicates it is nearing the end of its average life expectancy. 
There are sealer coating systems available that can be applied to this roof that are known
to significantly extend the life of this material.  The existing roof surface should be
cleaned before application of the coating system.  I recommend contacting the installer
and/or manufacturer of the existing synthetic rubber roof system to provide specifications
of the type of cleaning materials and coating system authorized by the manufacturer.
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Prior to the coating system being applied, a few minor repairs will be needed including
“tenting of the membrane above a fastener and ponding water areas. 

FLASHINGS:

On the front building roof, there were several penetrations as well as some previous
patching which was not professionally installed and can actually be a detriment to the
roofing system.  Asphalt-based roofing cement should never be used with these type
roofing membranes.  This is another reason that this roof should be replaced.  

All penetrations through both buildings’  roofs,  including chimney/heating vents,
plumbing vents, and HVAC equipment should be checked seasonally and the flashings
be repaired/resealed when needed.
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CHIMNEY: 

There are five active chimney/b-vent/furnace vents at the front building and four at the
rear.  We do not dismantle these chimney systems to observe the interior of the flues. 
The interior of the flues should be checked when the heating equipment is serviced
annually.

GUTTERS AND DOWNSPOUTS: 

Aluminum K type gutters were installed at the roof edges.  Some gutters clips are
missing and need replacement.  The gutter system was found to be in satisfactory
condition.  The downspouts however, had missing elbows and all downspouts should be
extended to discharge at least 4 feet away from the foundation.  The gutters should be
checked seasonally and be cleaned when needed.  

EXTERIOR WALLS:

Concrete block was used for the exterior walls of both buildings.  The rear building
however, is structurally supported by vertical steel I-beams.  

At the front building, there are many areas that need repointing where mortar has
deteriorated/eroded in between the block joints.  
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At the rear building, there are some steps cracks that need to be repaired as well as some
spalling to the surface of the blocks.  An experienced masonry contractor should be
contracted to make the repairs indicated.

FOUNDATION: 

Concrete foundations are provided.  Because the buildings are constructed with concrete
slabs, the foundations below grade are not visible.  Minimal settlement however, was
evident.  

EXTERIOR TRIM, DOORS, WINDOWS: 

Painted wood was used at the front building roof edges and some repairs, scraping and
painting is needed.  Most of the remaining wood trim was capped in aluminum, and we
can not assess the present condition of the wood beneath the capping.  
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ACCESSABILITY:

Although this inspection does not intended to evaluate compliance with the “Americans
with Disabilities Act”  (ADA), there were a few issues observed.  At the front building,
Unit #3 is not wheelchair accessible.  At the left end of the building, there is a significant
slope at the parking spaces adjacent to the handicapped accessible ramp and the
dedicated handicap parking space.  

At the rear of the building, two of the three units are not handicapped accessible.  (There
are also powder rooms that are not handicapped equipped and some narrow doorways).  

WALKS &  DRIVEWAY: 

Concrete walks are provided.  The walkway surfaces are satisfactory.  At the front
building, at the left end, a railing needs to be installed due to it terminating very high
above grade.  This railing should also extend at the retaining wall of the parking area. 

 

The asphalt paved drives and parking areas have a significant amount of cracks,
depressions, potholes, and patching present.  Some of the potholes are identified as
tripping hazards for pedestrians.  

GARAGE/LOADING BAYS:

The front building has four overhead doors at drive-in bays.  The rear building has three
overhead doors at drive-in bays and two overhead doors at docks.  All overhead doors
appear to be satisfactory.  
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DRAINAGE AND GRADING: 

Impervious surfaces are present around both buildings.  We advice that you keep these
joints sealed between the paving and the building walls.  

Along the left edge of the left driveway, the concrete curbing is moving away from the
exit drive.  This curbing will need replacement in the near future. 

FUEL STORAGE &  SUPPLY:

There are two large propane tanks in the parking area between the two buildings.  This is
only enclosed with a chain-linked fence that is secured with hollow piping.  There has
been impacts to the piping that has caused damage and the gate was not secured.  This
area needs to be properly protected with a secure fence and a locked gate and steel
bollards, which are concrete filled steel columns set well into the ground, to protect it
from impact.  
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There is inadequate protection at the above-ground propane supply piping and meters to
both buildings.  Only single bollards are provided at each of the meter areas of both
buildings.  A vehicle can still easily impact the piping or the meters and additional
bollards need to be installed.  
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INTERIOR

STRUCTURE: 

The roof structure consisted of steel open-web trusses.  These are supported by concrete
block walls at the front building and structural steel at the rear building.  The corrugated
roof decking over the front building’s “garage bays”  was found to have significant
corrosion.  This appears to be due to a long-term leak prior to this area of roof being
replaced.  The remaining visible structures, throughout both buildings, were satisfactory. 
Some suspended ceiling tiles were lifted in each finished unit to evaluate representative
areas above.

INSULATION:

The only visible insulation was polystyrene panels on the underside of the roof decking
over Unit #9, in the rear building.  Many of these panels have fallen loose.  

There is likely to be insulation installed between the roof decking and the roofing
membrane.  The type and amount however, can not be determined.  

BATHROOMS/K ITCHENS: 

The front building has seven restrooms and the rear building has four.  There are
numerous repairs needed as well as aging fixtures.  It is recommended that plumbing
fixtures be updated every 30 years.  Many of these fixtures are due for replacement.  The
following specific issues were noted:

In Unit #1, a toilet tank was loose.

In Unit #2, two urinal traps were actively leaking and one of the toilets was inoperable.

In Unit #5, a toilet was inoperable, was loose where it mounts to the wall, actively
leaking, and significant mold growth was found in the sheetrock walls next to and behind
the toilet.

In Unit #8, drainage was found to be slow at a sink.  

There are several sinks that did not have hot water flow.

Unit #9 had a small kitchenette.  The fixtures were functional and a pump system was
used to discharge the waste from the sink.
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WALLS AND CEILINGS: 

In finished office areas, drop ceilings, ceiling tiles, and some sheetrock and paneling
were used.  Polystyrene was found at some drop ceiling panels as well as older type
ceiling tiles.  These most likely do not meet current flame-spread ratings and consider
updating with more fire resistant panels.  

In a powder room of Unit #5, there was growth on the walls and they need replacement
(see “AIR QUALITY).

FLOORS: 

Concrete floor structures are provided throughout both buildings.  In some finished areas,
there was some carpeting and vinyl flooring.  Typical minor settlement cracks were
evident throughout.  Laminated flooring was used in Unit #3 however, some of it appears
to be in the process of being replaced due to a previous plumbing leak that “flooded” this
area of the building.  

WINDOWS AND DOORS: 

There are really no functioning windows.  Stationary glazing all appears to be
satisfactory.  

There are adequate exterior doors with “panic bars” .  There was a loose panic bar at the
unit at the rear of the front building.  All interior doors are functional.  Some door
openings however, are not adequate for wheelchair access, including some of the powder
room doors.  
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AIR QUALITY/MOLD/MILDEW: Mold and/or mildew can be found in any
environment.  Mold spores can enter buildings through the air and be transported by
people and animals.  Presence of mold does not always present a health problem.  There
are very few case reports that molds inside buildings can cause unique or rare health
conditions.  Some people, however, are sensitive to certain molds.  I t is beyond the
scope of this inspection to detect or test for mold, mildew, or other air quality
concerns.  No fee is being charged for such testing and Tri-County’s insurance coverage
expressly excludes coverage for inspection, detection, or testing for mold, mildew, or any
other air quality concerns.  Inspection for mold, mildew, and indoor or outdoor air
quality should be performed, detected, and evaluated by other qualified and insured
specialists of the customer’s choice and hire.  To our knowledge, only an industrial
hygienist is qualified to perform tests to determine the presence of molds or other air
quality issues that may be considered a health concern and no maximum contaminant
levels have been established to determine remedial action.  We do offer the following
advice to limit mold growth and exposure: 1. Keep the humidity level of the building
below 40 percent.  2. Use an air conditioner or a dehumidifier during humid months.  3.
Be sure the building has adequate ventilation, including the kitchen, bathrooms, crawl
space, or any other enclosed spaces.  4. Add mold inhibitors to paints before application. 
5. Clean bathrooms or any damp areas with mold killing products.  6. Use a bleach
solution to clean any impervious surfaces where molds may have formed.  7. Remove or
replace previously wet carpets, upholstery, or other absorbent surfaces as needed.  

Much of  t he i nf or mat i on s t at ed above i s  f r om t he Nat i onal  Cent er  f or
Envi r onment al  Heal t h,  Cent er s f or  Di sease Cont r ol  and Pr event i on,  and
t he Envi r onment al  Pr ot ect i on Agency.   You can cont act  t he above
agenci es f or  mor e i nf or mat i on about  mol d and ot her  i ndoor  ai r  qual i t y ,
or  v i s i t  t he EPA websi t e at  www. epa. gov.
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SYSTEMS

ELECTRICAL: 

In the rear building of the complex, 200 amp three phase systems were provided in
buildings 9 and 8.  In Unit 7, there were two 200 amp services, which equal to a 400 amp
service.  A 100 subpanel box was provided in Unit 8 that fed into Unit 7 but was
disconnected.  

Copper was evident throughout the branch circuitry in these panel boxes.  Double-taps
were noted on 220 lines in Unit 7.  A 20 amp single phase unit also had one lug to a
double amp breaker.  I would recommend having a licensed electrician remove the
double-taps inside the panel boxes and install them on their own breakers.  There was
plenty of power to these buildings to have them on separate breakers.  These were 200
amp three phase systems.  Open junction boxes were noted throughout the buildings.  A
flying splice was noted in building 9.  These junction boxes need to have cover plates
installed.  The flying splice also needs to be installed in a junction box.  I recommend
having a licensed electrician make the necessary repairs to these items.  

In Unit 5, a 200 amp three phase system was installed.  A triple tap was noted on a three
phase 30 amp breaker and a 50 amp breaker.  It is my understanding that this gentleman
is leaving the building and I would recommend having a licensed electrician evaluate this
electrical panel box after the company has moved out.  Again, open junction boxes were
noted. 

In Unit 6, which is the thrift store, there was a 200 amp three phase panel box.  All the
main meters were located in the utility room in this portion of the building.  In box A1,
double-taps were noted inside the panel box and the grounds and neutrals were not
separated and they should be.  Whenever you are more than 6 feet away from the meter,
the grounds and neutrals need to be separated.

In Unit 1, which is the paint store, a 200 amp three phase system was provided.  The
wiring was found to be in satisfactory condition.

In Unit 2, which was the lighting and dinette store, a number of subpanel boxes were
noted in this portion of the building.  These consist of 100 and 200 amp three phase
systems.  Double-taps were noted in the subpanel boxes in the middle right hand portion
of the building.  These boxes were not indicated by number.  

Many exposed connections were noted above the ceiling tiles in this room because of all
the lighting fixtures.  Open junction boxes were also found throughout.   
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In unit 1, which is the cigar store, the service consisted of a 100 amp three phase system
with a 60 amp three phase subpanel box located right next to it.  The breakers were
compatible with the size conductors being used.  

Recommend checking and completing the labeling of all breakers.  The services were
grounded.  A representative number of switches and receptacles were checked throughout
the building.  In Unit 9, a couple of the receptacles were not hot.  As previously
mentioned, one of the subpanel boxes from Unit 8 did not have power located in Unit 7. 
I would recommend having a commercial licensed electrician evaluate these boxes,
especially in building 5 after the tenant moves out.  Also have him evaluate all the flying
splices in the ceiling of the lighting store.

HEATING: 

The units either had propane forced hot air or unvented propane-fired radiant units.  

In Unit 9, there were two gas propane forced hot air units.  The manufacture date is 1997. 
The “B”  vents in these units had some rust on them and also they were not connected
properly.  We did run both of the units and they were found to be in satisfactory working
order.  I would recommend some service on the “B”  vents.  

In Unit 8, one gas-forced hot air unit was provided. This system was found to be in
satisfactory working order.   It was manufactured in 1994.  A humidifier was provided on
this unit.  It is important that this humidifier be cleaned and serviced periodically.  Two
radiant heating systems were noted in the ceilings, which were not hooked up.  

In Unit 7, the auto parts store, a roof top Lennox unit was installed.  It was 3 tons, around
7 years old.  Serial number 5600J03860.  This is a 90,000 BTU unit.  It was found to be
in working order.

In Unit 5, the gas was turned off to all the roof mounted units.  These were vent free units
so they could not be checked.  

In Unit 6, a York unit manufactured in 2005 was provided.  This is a newer unit.  This
unit was around 64,000 BTU.  Serial number is WOA5429222.  This system was found
to be in satisfactory working order.  Some rust and poor connections were noted at the
“B” vent.  

In Unit 1, the paint store, a forced hot air system was provided.  It was manufactured in
1995.  This unit was about 140,000 BTU.  Serial number ELCM546326.  Again, this unit
was in satisfactory working order.  
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In Unit 2, the lighting store, this unit was a York unit manufactured in 1995.  Serial
number EMFM400752.  Some corrosion and rust were noted on the “B”  vents.  Most of
the “B”  vents went through the attic area and they were pretty long, especially in Units 9,
8, and 7.  Cold air was hitting these units causing the rust and dampness.   

In Unit 2, a newer air handler for the air conditioner was provided.  

In Unit 3, the cigar store, the air conditioning unit was manufactured in 2005.  The
heating unit was manufactured in 1995. 

Adequacy and uniformity of the heat distribution is not determined.  Registers and
dampers may require seasonal adjustment.  THERE ARE AREAS OF SOME UNITS
THAT DO NOT HAVE ADEQUATE HEAT SOURCES. Some offices and rest rooms
do not have heat.  

Filters at each forced air system should be changed every month.  Also, recommend
contacting the current HVAC contractor to verify the service and history of the systems. 
A service contract should be maintained for all furnaces whereby they are serviced,
checked, and cleaned every year and the heat exchangers and vent systems are inspected
prior to each heating season.  In areas where unvented systems are located, arbon
monoxide detectors should be installed.

COOLING: 

Due to the ambient temperatures, I could not turn the air conditioning units on.  

In the front portion of the building, in Units 1 and 3, six wall mounted units were
provided; three in each of the stores which were no longer being utilized.  The
compressor and condensing units were mounted up on the roof.  In Unit 1, there was a 4
ton unit that was one year old.  In the other lighting store, there were two units with
manufacture dates of 1995 and 1997.  These were both 5 ton units.  There were three
older units on the roof; one was not hooked up and I could not get the dates or tonnage
off the other two other units.  There were a few other units that were for the thrift store
and the paint store.  These were also manufactured around 1995.  Two were 5 ton units
and one was a 3 ton units.  According to the tenants, they were working satisfactorily.

In buildings 9, 8, and 7, these units were mounted outside the front doors.  In Unit 9,
there was a 5 ton unit manufactured around 1997.  In Unit 8, the compressor and
condensing units were not hooked up.  In Unit 7, a 3 ton roof mounted Lennox unit was
provided.  It was approximately 7 years old.  



Tr
i-C

ou
nt

y 
In

sp
ec

tio
ns

Inspection Number: 61773
Inspection Address:

Xxxxx Pike
Xxxxxx, PA

© 2007 Tri-County Inspection Co., Inc.  Prepared for Xxx Xxxx.
Not to be distributed to any third party not involved in the current transaction.

16

HOT WATER: 

We located eight electric water heaters.  Not all were accessible and some of the
manufacturer’s information was not visible.  They range and size between 6 and 50
gallons.  The oldest water heater found that had a visible manufacture date was 1996.  In
Unit #7, the pressure relief valve was not properly extended.  

A majority of the water heaters are located above powder room ceilings.  I did not find
any that had a pan with drain system which is recommended when water heaters are
located above a finished area.  Some faucets did not have operating hot water.  I
recommend temperatures be checked at each unit and be set below 125 degrees unless
anti-scalding devices are installed on all faucets.  

PLUMBING: 

Where visible, cast iron, ABS, and PVC drain and vent piping were provided.  In front of
the rear building, I found evidence of deposits around a plumbing vent indicating a
previous backup of the waste piping system.  I recommend further evaluation by an
experienced plumbing contractor.  There was another vent piping cleanout on the exterior
of this rear building that the covers were missing and need replacement.  A majority of
the drain piping system is below concrete slabs of the building and is not visible.

Copper water supply piping was also provided.  Typical minor corrosion was noted at the
joints and valves.  No active leaks were found on the visible supply piping at the time of
the inspection.  The water main shut-off to the buildings as well as the main shut-off to
the fire suppression sprinkler system is inside the door labeled #4 on the left side of the
front building.  Three leaks were found that shut-off valves to the fire suppression system
and needs repair.  

I found in Unit #8, some gas piping where heating units had been removed and valves
were turned off but the gas piping was not properly capped.  All unused gas piping
should be removed and capped properly.   

SAFETY &  SECURITY:

In the front building, there appears that there may be a security system installed for at
least part of the building.  A fire alarm was also provided as well as a fire suppression
sprinkler system.  We do not test security systems and I recommend contacting the
installer for operating and maintenance procedures, any codes that are needed, and annual
inspection and certification.  Be sure smoke detectors are maintained throughout the
building as well as a carbon monoxide detector with at least one in each unit.  Batteries



Tr
i-C

ou
nt

y 
In

sp
ec

tio
ns

Inspection Number: 61773
Inspection Address:

Xxxxx Pike
Xxxxxx, PA

© 2007 Tri-County Inspection Co., Inc.  Prepared for Xxx Xxxx.
Not to be distributed to any third party not involved in the current transaction.

17

need replacement and these need to be tested on a regular basis.  Any smoke detectors
suspected of being older than 6 years should be updated.  

A fire suppression system was holding a pressure of 80 psi.  Again, some seepage was
evident at three shut-off valves that need to be repaired.  The last official inspection from
the installer was on 4/5/2006.  

Emergency exit, lighting, and signs were installed.  These should be tested annually. 
Door locks, keys, and deadbolts should be changed when taking possession of the
building.  

We recommend contacting local municipal code authorities regarding any additional
items that may be required for the safety of the building and tenants.
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REPAIR ITEMS:

In our opinion, these are conditions that constitute serious defects or deficiencies in the item, component, or
system inspected.  These conditions should be immediately addressed, repaired, or remedied.  If not
addressed, substantial damage or impairment may result to that item, component or system, and potentially,
other items or systems.  It is recommended that any deficiencies and the components/systems related to
these deficiencies noted in the report be evaluated/inspected and repaired as needed by licensed
contractors/professionals PRIOR TO THE CLOSE OF ESCROW.  Further evaluation PRIOR to the
close of escrow is recommended so a properly licensed professional can evaluate our concerns further and
inspect the remainder of the system or component for additional concerns that may be outside our area of
expertise or the scope of our inspection.  Please call our office for any clarifications or further questions. 
Refer to the report for additional conditions or comments.   

1. Complete the replacement of the front building roof and install a restoration
coating system to the rear building’s roof. 

2. Replace the missing elbows at the gutters and extend the downspouts away from
the foundation.

3. Make the repairs to the exterior block walls.

4. Consider accessibility and compliance of the Americans with Disabilities Act for
the remaining units not currently provided with access ramps.

5. Install impact protection for the propane tanks and the meters and piping.

6. Patch or repave the asphalt drives and parking areas.

7. Install a railing at the end of the front building’s walk at the left side.

8. Reinstall the curb at the left side of the property.

9. Have a qualified plumbing contractor make the evaluation of the underground
drain piping of the rear building and make the fixture and plumbing system
repairs throughout both buildings.  Again, due to the conditions found and age of
most of the fixtures, we recommend they be updated.  

10. Have a licensed electrician make the electrical repairs and corrections indicated.

11. Have the leaks at the fire suppression sprinkler valves repaired.

12. Have a qualified HVAC contractor evaluate all the “B”  vents on all units and
replace any of the piping that is rusting away.  Also, evaluate the length of these
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units to make sure they are getting proper draw and connect them properly into
the “B”  vents.  Make sure no insulation or wiring is in contact with these vents. 
Have the HVAC contractor evaluate the ceiling hung units in the thrift store
where the garage was located.  I was not getting any heat out of these units.  Also
have him evaluate the heating elements in Unit 5 where the gas was turned off.

13. Have a commercial electrician install the proper cover plates on all the open
junction boxes throughout both buildings.  Also evaluate the flying splices
especially above the ceiling of the lighting store.  Remove the double and triple
taps in Unit 7 and Unit 5. 

14. Obtain the maintenance and service records for all the units from Frank Platt. 
Find out who is doing all the mechanical and electrical work in the building so it
will be easier for you to maintain service contracts.
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