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1.0 INTRODUCTION 
 
 

 Andrew O’Connell, through Community Property Management, authorized 
Criterium – Liszkay Engineers to conduct a Building Evaluation and 
Transition Study for The Retreat at Willow Pond Condominium, located in 
Galena, Ohio.  We understand that this complex has reached the point in its 
development that it has been taken over by the association from the 
developer. 
 
It is at this point (transition) in the development of a condominium project 
that it is important for the newly formed association to determine if the 
project is in reasonable compliance with the original construction 
documents and construction industry standards.  The Willow Pond 
Condominium Association has commissioned this study to answer that 
question.   
 
As will be discussed throughout this report, to answer that question 
Criterium – Liszkay Engineers has reviewed the limited construction 
documents and the buildings themselves.  Where we have found any 
discrepancies between the standards established and our actual 
observations, we have provided a transition cost estimate identifying the 
cost to bring those specific components into compliance with the standards 
noted.  The determination of whether the developer or the association 
would be responsible for these costs and the oversight of the work required 
is left to the association to determine. 
 
This report is intended to be used by the Willow Pond Association as a 
tool to evaluate the condition of the property it is about to accept and to 
determine what, if any, negotiations are needed with the developer to 
assure smooth transition.  The recommendations in this report should also 
be tempered by any agreements in the bylaws or other documents related to 
the development and ownership of this association. 
 
The report that follows has been prepared from the perspective of what an 
owner of this property would benefit from knowing.  Some items, beyond 
those of immediate concern, may be discussed.  Therefore, the report 
should be read in its entirety in order to fully understand all of the 
information that has been obtained.  
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2.0 EXECUTIVE SUMMARY 
 
 

 The building and grounds are, generally, in good condition.  In this section 
of the report, we will address those issues that, in our opinion, will require 
immediate repair or replacement.  For a more detailed discussion of all of our 
findings and any other material deficiencies that will require repair or 
replacement over the term of this study, refer to the appropriate sections of 
this report. 
 
 
Based on our observations, there are immediate material deficiencies.  
Those items are as follows: 
 

• Undersized gutters and downspouts on some of the Jasmine 
and Aspen models. 

• Improper downspout to drain connections on some units. 
• Improper connection of the piggyback trusses in Juniper and 

Aspen models     
• Improper support of wood girder on wood post at walk out 

basement units. 
• Improper installation of fresh air intake ductwork in some 

units. 
• Incorrect floor joist blocking along floor joists that run parallel 

to exterior foundation walls. 
• Failure to complete installation of some exterior architectural 

details  
• Marginal drainage in some areas 
• Missing weep holes in some brick walls.  
• Incomplete landscaping 
• Improper installation of some ridge vents 

 
There are, of course, other capital expenditures to be expected over the next 
twenty years that are not related to problems identified in this study.  These 
will be discussed in a separately prepared Reserve Study.  Those items that 
will require immediate attention are discussed in detail in this report and can 
be found in their appropriate sections. 
 
For your convenience, we have prepared the following summary of the 
condition of the major systems of the property.  Please refer to the 
appropriate sections of this report for a more detailed discussion of these 
systems. 
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TRANSITION STUDY SUMMARY 

SYSTEM CONDITION ACTIVITY 
REQUIRED 

ANTICIPATED YEAR OF 
ACTIVITY 

SITE    

Roads, curbs and parking Good No  
Storm water management Good-Fair Yes 2005 
Landscaping Good No  

STRUCTURE    

Piggyback roof trusses Good-Fair Yes 2005 
Roofs and ridge vents Good-Fair Yes 2005 
Walk out patio support  Poor Yes 2005 
Basement blocking Fair Yes 2005 
Foundation walls Good No  

EXTERIOR    
Brick weep holes Good-Fair Yes 2005 
Gutters and downspouts Good Yes 2005 
Siding Good No  
Windows Good No  
Architectural  Good-Fair Yes 2005 
Wood trim Good-Fair Yes 2005 

INTERIOR    
    Fresh air intake ductwork Fair Yes 2005 

MISC. AMENITIES     
Mail boxes Good No  
Street lights Good No  
Street signs Good No  

 
Table 2.1: Summary  
 
 
3.0 PURPOSE & SCOPE 

  

3.1 Purpose  The purpose of this study is to determine if this project is in substantial 
compliance with the construction documents, applicable mu nicipal 
approvals, and reasonable construction standards.  The newly formed 
Willow Pond Association is soon to take complete responsibility for this 
complex.  It is reasonable for the association to expect that the complex has 
been completed consistent with the noted standards.  To the extent that it 
is not, it is reasonable for the association to expect that the developer will 
complete those items noted so that the association can focus on 
maintenance of the complex rather than repair and/or completion at this 
early stage. 
 
For any items where deficiencies or incompletions are noted, a transition 
cost estimate has been provided in Appendix A identifying estimated cost 
for the completion/repair of those items noted. 
 

3.2 Scope 
 
 

 This study has been performed according to the scope as generally defined 
by Community Property Management, the Willow Pond Condominium 
Association Board members and Criterium – Liszkay Engineers.  The 
findings and recommendations are based on interviews with the 
community’s management personnel and residents; a review of available 
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documents; and an investigation of the buildings and site.  The 
investigation involved, in particular, the foundation and/or slab-on-grade 
(to the extent visible), the roof, the exterior walls, the wood framing (when 
visible), paved areas, utilities (to the extent visible), and common amenities. 
 
We have also inspected the interior of six (6) units.  While this study is 
focused only on the components for which the association is responsible, 
by reviewing a sampling of interiors, we are able to gather information that 
might be relevant to our evaluation of the common area elements and any 
comments that might have been made on the Owner Survey. 
 
The report contains the following: 
 

• A description of the overall condition of building components 
and systems that are the responsibility of the Association, 
and conditions that may limit the expected useful life of the 
buildings and their components. 

 
• Information about significant deficiencies, deferred 

maintenance items, and material code violations based on a 
visual survey of the building and grounds, research of 
documents, and conversations with people who have 
knowledge about the community. 

 
• A transition cost estimate including a list of the individual 

components and the estimated cost for repair and/or 
completion of those components to comply with the noted 
standards. 

 
The statements in this report are opinions about the present condition of 
the subject community.  They are based on visual evidence available during 
a diligent investigation of all reasonably accessible areas falling under the 
responsibility of the Association.  We did not remove any surface 
materials, perform any destructive testing, or move any furnishings.  This 
study is not an exhaustive technical evaluation.  Such an evaluation would 
entail a significantly larger scope than this effort.  For additional limitations, 
see Section 12.0. 
 

3.3        Sources of Information  Onsite inspections of the property occurred on the following dates: 
 

• January 25, 2005 
• February 1, 2005 
• March 15, 2005 
• March 16, 2005 
• March 21, 2005 
• March 24, 2005 
• March 25, 2005 
• March 30, 2005 
• April 5, 2005 
• April 7, 2005 

 



 

The Retreat at Willow Pond 
Galena, OH 
Page 5 

 
 
 
The following people were interviewed during our study: 
 

• Peggy Desmardens of 5516 Grand Cresent Drive 
• Duane St. George of 5390 Grand Ridge Drive. 
• Brian Jameson of 5511 Edgebrook Drive. 
• Ethan Hunter of 5435 Grand Cresent Drive. 
• Lorelai Marshall of 5620 Grand Ridge Drive. 
• Philip Teter of 5587 Grand Cresent Drive. 
• The results of our Owner Survey were also reviewed.  Those 

results are provided in Appendix C 
 
The following documents were made available to us and reviewed: 
 

• Construction Drawing for unit 10B-11A         
• MiTek Industries truss Drawings 

 
The following properties were inspected in their interiors including their 
attics: 
 

• 5456 Grand Ridge Drive. 
• 5452 Grand Ridge Drive. 
• 5440 Grand Ridge Drive. 
• 5434 Grand Ridge Drive. 
• 5420 Grand Ridge Drive. 
• 5488 Grand Ridge Drive. 

 
3.4 Standards of Reference  For your reference, the following definitions may be helpful: 

 
Excellent: Component or system is in "as new" condition, requiring no 
rehabilitation and should perform in accordance with expected performance. 
 
Good: Component or system is sound and performing its function, 
although it may show signs of normal wear and tear. Some minor 
rehabilitation work may be required. 
 
Fair: Component or system falls into one or more of the following 
categories: a) Evidence of previous repairs not in compliance with 
commonly accepted practice, b) Workmanship not in compliance with 
commonly accepted standards, c) Component or system is obsolete, d) 
Component or system approaching end of expected performance. Repair or 
replacement is required to prevent further deterioration or to prolong 
expected life. 
 
Poor: Component or system has either failed or cannot be relied upon to 
continue performing its original function as a result of having exceeded its 
expected performance, excessive deferred maintenance, or state of disrepair. 
Present condition could contribute to or cause the deterioration of other 
adjoining elements or systems. Repair or replacement is required. 



 

The Retreat at Willow Pond 
Galena, OH 
Page 6 

 
 
Adequate: A component or system is of a capacity that is defined as 
enough for what is required, sufficient, suitable, and/or conforms to 
standard construction practices. 
 
All ratings are determined by comparison to other buildings of similar age 
and construction type.  Further, some details of workmanship and materials 
will be examined more closely in higher quality buildings where such details 
typically become more relevant. 
 
All directions (left, right, rear, etc.), when used, are taken from the viewpoint 
of an observer standing in front of a building and facing it. 
 
Repair/Replacement Reserves - Non-annual maintenance items that will 
require significant expenditure over the life of the buildings.  Included are 
items that will reach the end of their estimated useful life during the course 
of this forecast, or, in the opinion of the investigator, will require attention 
during that time. 
 

4.0 DESCRIPTION 
 
 

 The Retreat at Willow Pond started construction in or around 2004 and is 
nearly complete.  The community consists of thirty-three duplexes, 
constructed as a mix of ranch and two-story buildings.  The buildings 
occupy an estimated 12 plus acre parcel of relatively flat to gently sloping 
ground. 
 
The main entrance is via Lockhurst Drive. with a secondary entrance via 
Edgebrook Drive.  The community has four main interior roads.  The service 
drives are asphalt paved with concrete, roll-over curbing.  The individual 
asphalt resident driveways have poured concrete garage thresholds.  Unit 
entries are of varying materials: concrete front porches with rear wood 
decking, enclosed porches, or walk out concrete slabs under enclosed 
porches.  Wood elevated balconies and concrete patios on grade lie to the 
rear of twenty-two units (eleven duplexes). 
 
A series of in-ground catch basins and downspouts collect most of the 
storm water, which is then sent to a municipal system.  Some of the 
downspouts discharge their storm water onto adjacent property.  
 
There are five different house designs that have been combined into 
various duplex unit configurations.  The Juniper and Aspen units are ranch 
style units.  The Birchwood, Aster and Jasmine units are designed as two 
story units.  All of the units have basements that were originally left as 
unfinished basements.  Some of the units’ basements have been finished 
by the owners. 
 
The buildings are of stick-framed, bearing wall construction with reinforced 
concrete foundations and slabs on grade.  Roofing surfaces consist of 
asphalt/fiberglass shingles and an aluminum gutter and downspout system.  
Attic ventilation is provided by roof ridge vents and soffit vents. 
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The exteriors are clad principally in vinyl siding and brick veneer in the 
front with painted wood at the corner boards, fascias, eaves and door trim.  
Windows are predominately single-hung, thermal pane, vinyl-clad units.  
Steel six-panel entry doors and sliding aluminum framed rear patio doors 
provide access into and out of the residence.  Garage doors are metal, 
paneled, overhead doors with automatic operators. 
 
Electrical service is underground and metered individually at each 
residence.  Gas is provided on the property, and individually metered at 
each residence.  Water is also metered to the site and billing is calculated 
proportionally by the management company.   
 
The property does not have a clubhouse or other common amenity. 
 

  The property is served by the following utilities and providers: 
 

   
COMMUNITY UTILITY PROVIDERS 

 
  Potable Water Del-Co 

  Sewer Del-Co 

  Storm Sewer Del-Co 

  Electricity AEP 

  Gas Columbia Gas 

  Trash  Republic Waste 

  
Table 3: Utility Providers 

   

5.0 SITE IMPROVEMENTS   
5.1 Topography   

Description 
 
 

 The natural gentle slope of ground is from east to west.  The ground along 
the north side of Edgebrook Drive slopes towards the wooded area behind 
the units.  The land adjacent to the west, north and part of the south 
condominium boundaries is slight to highly wooded areas. 
 
The ground on the north side of Edgebrook Drive, the ground on the south 
side of Grand Ridge Drive, and the west rear of Grand Ridge Drive runs 
down away from the units into nearby property that belongs to others.    
 
Behind the units on the south and west sides of Grand Ridge Drive, there is 
a walking track.  This walking track was not part of this study. 
 

Evaluation  
 
 
 
 
Compliance 

 Most of the ground has been covered with sod.  However no sod has been 
placed around any of he units on the south side of Grand Ridge Drive.  
Also two units on the west side of Grand Ridge Drive. are without sod.  We 
assume that the sod will be placed as weather permits.   
 
Based on our evaluation, we find that this portion of the project is in 
compliance with the noted standards.   
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5.2 Storm Drainage 

  
 

Description  Storm drainage from the units is divided into the following collection 
systems: 

• An underground storm drain line behind the units on the east side 
of Grand Cresent Drive.  

• Underground drains behind the units on the west side of Grand 
Cresent Drive and east side of Grand Ridge East Drive. 

• Underground drains behind the units on the west side of Grand 
Ridge Drive East, and east side of Grand Ridge Drive West 

• Storm water from the units along Edgebrook Drive, the west side 
of Grand Ridge Drive West and Grand Ridge Drive. South runs via 
underground Drains to the property adjacent to this development. 

• Most of the storm water from the front of the units is carried via 
underground drains and discharges to the street.   

 
Street storm water is collected by street catch basins and a subsurface 
system of drainage tiles. 
 
Expect for the storm water that is diverted to the adjacent property, the 
remaining storm water is sent to the county storm water system. 
 

Evaluation 
 
 
 
 
 
 
 
Compliance 

 

 The ground appears to be sloped for adequate drainage but many of the 
areas between the units do not drain well and standing water is present two 
to three days after a heavy rain.  It appears that the areas between units 
that stay soggy are blocked from direct sun light.     
 
Based on our evaluation, we find that this portion of the project is generally 
in compliance with the noted standards except: 
 

• Some of the downspouts deposit water onto the ground versus 
into underground Drains that are installed for the downspouts 

• A few of the front downspout Drains run towards the street but 
do not reach the street. 

 
5.3 Paving & Curbing   

COMMUNITY PAVING & CURBING 
 

  Type of Paving Asphalt service drives and asphalt driveways 

  Type of Curbing Roll-over concrete curbing 

  Number of Parking Spaces Community parking spaces provided at seven 
locations, with approximately twenty-two spaces in 
total with three to four spaces per location 

  Table 5: Parking Area 
 

Description  There are two entrances serving the property.  One entrance is located at 
the intersection of Willow Pond Boulevard and Lockhurst Drive. and the 
other is located at the north end of Willow Pond Boulevard at its 
intersection of Edgebrook Drive.  Asphalt paved drives have concrete, roll-
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over curbing providing vehicular access throughout the community.  Each 
unit has an asphalt driveway leading from the service drives to the attached 
garage. Seven un-striped asphalt paved parking areas are located 
throughout the community. 
 

Evaluation 
 
 
 
 
Compliance 

 The road and parking areas are in good condition.  Some repairs have been 
made and this has left mismatched colors in the roads.  This is only a 
cosmetic issue.  Some areas of the concrete curbs have been broken and 
need to be repaired. 
 
Based on our evaluation, we find that this portion of the project is in 
compliance with the noted standards with the following exceptions:  
 

• An underground gas pipeline marker is imbedded in one of 
the community parking lot in the visitor’s parking lot on Grand 
Crescent Drive. This eventually will be damaged and may 
damage a car.  The marker should be moved out of the parking 
lot. 

• Some curbing has been damaged 
 

5.4 Flatwork   
Description  There are no community sidewalks except for the sidewalks between the 

Driveways and the front porches.  Some units have rear patios constructed 
of poured concrete.  Some units have screened-in porches or sunrooms.  
Other units have wood decks. 
 

Evaluation 
 
Compliance 

 The patios, enclosed porches and decks are generally in good condition. 
 
Based on our evaluation, we find that this portion of the project is in 
compliance with the noted standards. Some of the rear patios were 
constructed as part of the original construction and some have been added 
by the owners. Some non- compliance with the standards was noted: 
 

• Some of the wood used in the construction of the enclosed 
porches has split. 

• Some of the thresholds at the garage entrance are 
deteriorated. 

 
5.5 Landscaping & Appurtenances   

Description  Landscaping on the site is well established.  Most consists primarily of 
ornamental trees and shrubs throughout the property, with foundation 
plantings surrounding many of the building footprints. 
 
A wood sign at the Lockhurst Drive entrance carries the signage for the 
property.   
 

Evaluation 
 
 
 
 

 Based on our evaluation, we find that this portion of the project is in 
compliance with the noted standards.   
 
Maintenance of the landscaping on the site is divided between outside 
maintenance and by the owners.  Maintenance of the lawns, shrubbery and 
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Compliance 

trees is the responsibility of the association and is being maintained by an 
outside servicing company.  Plantings provided by the owners are the 
responsibility of the owners.  
  
Based on our evaluation, we find that this portion of the project is in 
compliance with the noted standards. 
 

6.0 STRUCTURE   
6.1 Structure   

Description  As very limited building construction documents were available for review, 
most of the comments on the structural systems for the community are 
based on standards in the industry.   
 
The buildings are of stick-framed construction with pitched roofs.  
Foundation walls are poured concrete.  Footings were not visible.  Eleven 
duplex buildings take advantage of the sloping terrain and provide walk-out 
lower levels. 
 

Evaluation 
 
 
 
 
 
 
Compliance 

 Generally the structures are in good condition and structurally sound. 
 
Several owners mentioned in their comment sheets that they were 
concerned with noise between units and from the nearby expressway.  The 
insulation in the exterior walls and the between the units was inspected in 
one vacant unit and found to be in compliance with the design Drawings. 
 
Based on our evaluation, we find the following was not in compliance with 
the standards: 
 

• The Juniper and Aspen style units have a roof truss 
configuration that uses “piggyback” trusses.  The MiTek 
Industries roof truss connection detail specifies that the top 
truss should be attached to each purlin with 2- 16d nails.  
When these connections were closely examined, only a total 
of two nails were attached to the purlins where there should 
have been 12 nails (total of six purlins). 

• Units with walk out basements have enclosed porches above 
the lower patio.  The upper porch is supported with 6x6 
treated lumber posts.  These two posts support a breast beam.  
Most of the connections between the 6x6 posts and the 
twelve-inch breast beam are done with a single AC6 or ACE6 
Simpson Strong-Tie post cap.  The proper connection 
requires two AC6 or ACE6 post caps.  Additionally there is no 
consistency of where the AC or ACE caps are installed.  
Because the wood used is the newer pressure treated lumber 
the ACE6Z or AC6Z should have been used to prevent 
corrosion to the post caps. 

• In some of the walk out basements connections between the 
6x6 post and the breast beam were completed by using H2.5A 
Hurricane Ties.  This is an improper application and does not 
supply proper support. 

• On some of the walk out basements, the connection between 
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the house and the deck is done using only nails versus bolts. 
• The drawing indicates that joists that are parallel to 

foundation walls should have 2x10 blocking installed at 24 
inches on center between the band beam and the first joist.  In 
the units where basement foundations walls were able to be 
viewed, the blocking was 48 inches on center. 

 
6.2 Ventilation   

Description  Attic ventilation is provided by roof ridge vents and soffit vents. 
 

Evaluation 
 
 
 
 
 
 
 
 
 
 
Compliance 
 

 The quantity and location of vents appears to be adequate. 
 
The Environmental Protection Agency (EPA) has determined that some 
buildings may be affected by unhealthy indoor air contamination.  We do 
not test for this and cannot provide you with an opinion about the indoor 
air quality of the buildings on this property as this is beyond the scope of 
this analysis.  However, there are experts who test for indoor air 
contamination, and we recommend you enlist the services of such a 
professional should a concern over indoor air quality arise.   
 
Attic insulation consists of blown-in fiberglass and blowing wool with 
fiberglass batts over sloped ceilings and in vertical walls.   
 
Based on our evaluation, we find the following was not in compliance with 
the noted standards: 
 

• The standing metal ridge vents should be equipped with a 
plug on both ends.  Some of the end plugs are missing and 
interior filter material is exposed.  Also some of the ends have 
been crushed versus being plugged. 

• During the cold weather the fresh air intake duct for the 
furnace has condensation forming on the exterior.  This 
condensation is dripping onto the basement floor.   

• In some attic locations, the fiberglass insulation has fallen 
down off the vertical walls or where the skylights have been 
wrapped. 

 
7.0 EXTERIOR SYSTEMS   
7.1 Roofing Systems    

Description  The pitched roof surfaces are covered in algae resistant asphalt/fiberglass 
shingles with metal lined valleys.  An aluminum gutter and downspout 
system predominately discharges storm water into the under ground drain 
system which is connected to the local municipality storm water system.  
However some of the Drains run onto adjacent non-condominium property.   
 

Evaluation 
 
 
 
 
 

 Typically, roofing surfaces will last seventeen to twenty years.  It is our 
opinion that these roofs will last this long. 
 
The roofs are equipped with K-Style gutters with corrugated rectangular 
downspouts.  The sizes of the gutters and downspouts do not consistently 
appear to follow generally accepted design parameters for this geographical 
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Compliance 

region. 
 
Based on our evaluation, we find that the following is not in compliance 
with the standards: 
 

• The Jasmine style unit has an approximate roof area that 
requires a six-inch gutter with two #5 downspouts.  A few are 
so equipped but 15 or the 16 such units are equipped with one 
five-inch gutter with only one #3 downspout. 

• Three Birchwood and three Aster style units have similarly 
sized roof areas with the smaller sized gutters. 

• A few of the gutters and downspouts sizes have been 
increased however the in-ground Drains have remained 
unchanged.  In these cases the underground Drains have 
been abandoned and the downspouts now deposit water onto 
the ground. 

• Some smaller downspouts have not been connected to their 
drains but discharge their water onto the driveways. 

• A few downspouts have been forced into the in-ground drain 
and damaged. 

• In one location it appears that the downspout was planned 
but not installed since there is an in-ground drain but no 
downspout. 

• There were many areas where there was evidence that water is 
overflowing the gutters and splashing on the ground. 

• In a one location the alumimium trim along the upper level has 
come loose. 

 
7.2 Exterior Finishes   

Description  The exteriors of the buildings are primarily clad in vinyl siding with painted 
wood trim around doors, at fascias, and rear porch framing.  The lower front 
elevations of all units are covered with brickwork.  Windows are vinyl clad, 
single-hung, thermal pane units.  Front entrance doors are steel insulated, 
six-panel units, while the rear patio doors are aluminum, full glass, sliding 
units. 
 
The units with walk out basements have enclosed balconies.  The balances 
of the units have wood framed enclosed porches in the rear.  
 
The unit designs are divided into “A” and “B” designs.  The “A” units are 
designed to have front elevation windows equipped with decorative 
shutters. 
 

Evaluation 
 
 
 
 
 
 
 

 The structural and decking components of the balconies and enclosed 
porch are in generally good condition.   We anticipate that the exposed 
wood will require replacement about every fifteen years or sooner if not 
kept painted.   
 
While vinyl siding is sometimes projected to last fifty years, it has been our 
experience that a much shorter life span should be expected of this material.  
As the siding ages, the colors begin to lose their color density and show 
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Compliance 

signs of oxidation, the components become unsightly from neglect and 
impact damage, mold and mildew growth occurs, and replacement sections 
made necessary by periodic repairs become evident as colors and styles no 
longer match.  In order to keep the standards of the community at a higher 
level, we suggest anticipating a vinyl siding replacement throughout the 
community beginning in the year 2035. 
 
The brick veneer systems are in good condition and should only require 
minimal periodic joint maintenance throughout the life of the community, 
provided that serious settlement issues are not exacerbated by downspout 
discharge patterns.  However some units do not have weep holes and some 
sub-standard work was noted on the ledges under the windows. 
 
Based on our evaluation, we find that the following is not in compliance 
with the noted standards as follows: 
 

• Not all brick walls had weep holes installed. 
• Some of the brickwork at the corners is sub-standard in 

appearance. 
• At least one missing brick was noted. 
• Hairline cracks were noted in several exterior foundation walls.  

Cracks in the basement walls were seen and discussed with 
owners.  One owner expressed concern that this seemed to be 
an ongoing problem that was not being addressed by the 
builder in an aggressive manner. Continued leakage can be 
expected if the problems are not properly repaired. 

• There are twenty-two “A” models.  Only one unit has shutters  
 

8.0 MECHANICAL SYSTEMS   
8.1 Electrical Systems  
 

  
COMMUNITY ELECTRICAL SYSTEMS 

 

  Amperage 150 or 200 amp service to each unit  

  Voltage/Phase 120/240 volt, single phase 

  Service Entrance Underground 

  Branch Wiring Not investigated 

  Table 8: Electrical System Summary 
 

Description  Underground electrical service from ground-mounted transformers, one 
transformer for two units (four homes).  There are two electrical meters with 
two exterior main disconnects on one side of each duplex.   
 

Evaluation 
 
 
Compliance 

 There did not appear to be any issues of significance regarding the main 
electrical supply. 
 
Based on our evaluation, we find that the following is not in compliance 
with the standards: 
 

• A few of the ground wires from the exterior meters have been 
disconnected from their ground rod. 
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• We noted one hole in the side of an electrical meter.   
• Abandoned temporary electrical meters have been left in the 

rear of some properties. 
 

8.2 Plumbing Systems    
Description  As there were no drawings available for review, the size of the domestic 

water distribution piping systems and the wastewater collection piping 
systems, and their locations, could not be positively determined.  Interior 
supply and drain lines are PVC piping  
 

Evaluation 
 
 
 
 
 
 
 
 
Compliance 

 There did not appear to be any issues of significance regarding the 
plumbing systems at the community at the time of the investigation. 
 
There is a fire hydrant system with Post Indication Valves (PIV) located 
through out the community. 
 
There was what appeared to be a locked sewer lift station cover at the NE 
corner of the property. 
 
Based on our evaluation, we find that the following is not in compliance 
with the standards: 
 

• The PIV at the NE corner of the property was locked closed.  
It should be open at all times  

• One of the sump pump discharge lines was seen lying on the 
ground instead of being properly connected to its in-ground 
Drain line.   

 
9.0 MISCELLANEOUS AMENITIES   

Description  There are no amenities, per se, for the community.  However there are street 
signs, six streetlights and two community mailboxes installed around the 
site.   
 

Evaluation 
 
 

 The street signs, streetlight and property signage are in good condition.  
These components on the property should provide years of relatively 
trouble-free service.   
 

10.0 TRANSITION COST 
 ESTIMATES  

 See Appendix A. 
 
 

11.0 CONCLUSION  In summary, we consider these buildings to be in generally good condition 
when compared to others of similar age and construction type.  However 
there are some items that need to be addressed.  The more critical items are: 
 

• Correction of “piggy back” truss connections. 
• Properly connect post and beam connection at walkout patios. 
• Install properly sized gutters and downspouts. 
• Install blocking along the floor joists parallel to the basement 

walls. 
• Correct fresh air intake condensation issue 
• Correct poor drainage conditions 
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• Investigate issue of the water discharge onto adjacent property 
 

12.0 LIMITATIONS  
 
 

 The observations described in this study are valid on the dates of the 
investigation and have been made under the conditions noted in the report.  
We prepared this study for the exclusive use of RP Management and the 
Condominium Association.  Criterium – Liszkay Engineers does not intend 
any other individual or party to rely upon this study without our express 
written consent.  If another individual or party relies on this study, they 
shall indemnify and hold Criterium – Liszkay Engineers harmless for any 
damages, losses, or expenses they may incur as a result of its use. 
 
This study is limited to the visual observations made during our inspection.  
We did not remove surface materials, conduct any destructive or invasive 
testing, move furnishings or equipment, or undertake any digging or 
excavation.  Accordingly, we cannot comment on the condition of systems 
that we could not see, such as buried structures and utilities, nor are we 
responsible for conditions that could not be seen or were not within the 
scope of our services at the time of the investigation.  We did not 
undertake to completely assess the stability of the buildings or the 
underlying foundation soil since this effort would require excavation and 
destructive testing.  Likewise, this is not a seismic assessment. 
 
We did not investigate the following areas: 
 

• Other than the basements and attics of six units we did not 
inspect the interior of any units. 

 
We have not rendered an opinion on uninvestigated portions of the 
community. 
 
We did not perform any computations or other engineering analysis as part 
of this evaluation, nor did we conduct a comprehensive code compliance 
investigation.  This study is not to be considered a warranty of condition, 
and no warranty is implied.  The appendices are an integral part of this 
report and must be included in any review. 
 
In our Transition Cost Summary, we have provided estimated costs.  These 
costs are based on our general knowledge of building systems and the 
contracting and construction industry.  When appropriate, we have relied 
on standard sources, such as Means Building Construction Cost Data, to 
develop estimates.  However, for items that we have developed costs (e.g.: 
structural repairs), no standard guide for developing such costs exists.  
Actual costs can vary significantly, based on the availability of qualified 
contractors to do the work, as well as many other variables.  We cannot be 
responsible for the specific cost estimates provided. 
 
We have performed no design work as part of this study, nor have we 
obtained competitive quotations or estimates from contractors as this also 
is beyond the scope of the project.  The actual cost to remedy deficiencies 
and deferred maintenance items that we have identified may vary 
significantly from estimates and competitive quotations from contractors. 
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If you have any questions about this study or the reserve fund analysis, 
please feel free to contact us.  Thank-you for the opportunity to be of 
assistance to you. 
 
Respectfully submitted, 
CRITERIUM ENGINEERS 



 

 

   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix A: TRANSITION COST PROJECTIONS 
 
 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 

TRANSITION COST ESTIMATE 
 
The following estimates are provided based on our construction cost exp erience.  
The actual costs may vary significantly, depending on the quality of work done, 
the degree to which experienced contractors are available to do the work and 
other sometimes unpredictable variables.  These estimates should be considered 
a guide, not a guarantee of the actual cost. 
 

PROBLEM COST 
Connect all downspouts to in-ground Drains and extend Drains 
to street 

$3,000 

Proper “piggyback” truss connections 3,500 
Installation of proper post connectors on elevated patios 2,500 
Installation of proper blocking on exterior walls  10,000 
Repair ridge vents 2,000 
Insulate fresh air intakes 7,000 
Repair the damaged attic insulation in some units 3,000 
Replace the small gutters and downspouts on several units  3,000 
Repair poorly designed and damaged downspouts  2,000 
Repair loose aluminum trim 500 
Installation of weep holes and repair brick 3,000 
Install missing shutters on 20 model “A” units 8,000 
Remove old temporary electrical services and misc. repairs 1,500 
Relocate the “Buried Gas Line” marker from the visitor’s parking 
lot 

500 

TOTAL $49,500 
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