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EXECUTIVE SUMMARY
Real Estate Advisory, L.L.C. (REA) was retained to conduct a Property Condition Assessment
of the following Property:
PROPERTY NAME:

Park Village

PROPERTY ADDRESS:

918 Rocky Mount Road
Athens, Tennessee 37303

On August 26, 2015, John T. Caudill, Project Manager with REA, performed a Property
Condition Assessment of the Property.

SCOPE OF WORK
The purpose of the assessment was to develop a general property description, identify existing
building components, and develop estimates for repairs and for projected expenditures over a
ten-year loan plus two years (12-years total). The assessment identifies the current condition of
the Property, repairs needed, and maintenance items that should be accounted for in the
Replacement Reserve Worksheet. Furthermore, the assessment was conducted in accordance
with ASTM and Freddie Mac guidelines.

GENERAL PROPERTY DESCRIPTION
Multi-family residential Property located in an area characterized
by residential and commercial usage

•

Setting:

•

Total Residential Units:

•

Property
Improvements:

•

Construction Date:

80
10 Two story apartment buildings
1 One-story leasing office
1 Clubhouse building
1 Swimming pool
1 Playground
1 Laundry facility
Concrete sidewalks
Asphalt- and concrete-paved driving & parking surfaces (177
open spaces)
1999

•

Property Size:

± 8.1 Acres (Source: McMinn County Assessor's Office)

•

Net Rentable Area:

± 92,160 SF (Source: Property Management)

•

Occupancy Rate:

̴ 97% on Inspection Date

•

Zoning:

R-3 High Density Residential District

•

Seismic Zone:

2A (Minor Damage Anticipated)
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Unit Mix:
FLOOR PLAN
(BED/BATH)
1/1
2/2
3/2

AVERAGE SF
PER UNIT
970
1150
1340
Total

NUMBER
OF UNITS
16
48
16
80

TOTAL SQUARE
FOOTAGE
15,520
55,200
21,440
92,160

OBSERVATIONS
The location and boundaries of the Property are
depicted by the McMinn County GIS Map. The
property is located at 918 Rocky Mount Road west
of US Highway 11.
The Property is in good condition. The physical
condition of the Property is conducive to an
aggressive leasing program.
Under normal
maintenance conditions, the Property has an
expected remaining useful life of 30 years or more.

RECOMMENDATIONS
REA noted the following areas in need of repair:
CRITICAL REPAIRS: Critical Repairs include repairs and replacements that significantly
impact habitability, value, income or marketability and that much be corrected before Freddie
Mac will proceed with the transaction.
No Critical Repairs were identified at the Property.
PRIORITY REPAIRS: Priority Repairs include repairs and replacements that are significant
and must be addressed as soon as possible. All life safety hazards, code violations, material
deficiencies and significant deferred maintenance items are considered Priority Repairs.
No Priority Repairs were identified at the Property.
OPERATIONAL REPAIRS: Operational Repairs include repairs and replacements that consist
of minor deficiencies and minor deferred maintenance that are expected to be completed by the
Borrower as a part of repairs and maintenance budget and that cannot be reasonably resolved
by routine maintenance.

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

iii

Operational Repairs identified at the Property include:

OPERATIONAL REPAIRS TABLE
ITEM

DESCRIPTION

COST

1.

Perimeter Fence: Repair perimeter fence from storm damage (REA
Estimate)
PRIORITY REPAIRS TOTAL

$250
$250

The total inflated 12-Year Replacement Reserve for the Property is $281,646 (see following
page). The cost per unit over the term of the loan plus two years is $3,521 or an average annual
cost of $ 293 per unit. The projections include maintenance of the exterior building envelope and
exterior site improvements and major appliances, HVAC equipment, pool reconditioning and
flooring.

LIMITATIONS
No physical assessment can completely eliminate the uncertainty regarding the presence of
defects in building components or in the operation of building systems. A physical assessment
contains subjective opinions regarding issues such as workmanship, quality, remaining useful
life and remedies. These opinions are formed under time and budget constraints without the
aid of testing, exploratory probing, demolition, removal of components, engineering calculations
or design.
The physical assessment is intended to provide only a general physical evaluation with
budgetary estimates and is not intended to be a complete structural analysis or to be used as a
maintenance schedule, life safety review or code compliance audit.
The physical assessment was performed in support of an application for a mortgage and is
intended to provide information concerning the suitability of the Property as security. REA’s
opinion is based on information provided by the client, representatives of the Property, third
parties and governmental agencies and on a visual inspection that is not supported by intrusive
testing or the operation of building systems.
This PCA was performed to identify physical deficiencies associated with the Property’s
improvements. The term physical deficiencies means the presence of conspicuous defects or
material deferred maintenance of a Property’s material systems, components, or equipment as
observed during a walk-through visual survey of representative areas of the Property. The term
physical deficiencies exclude deficiencies that may be remedied with routine maintenance,
miscellaneous repairs and normal operating maintenance and excludes de minimus conditions.
During the assessment, weather conditions were clear with temperatures near 75°. REA did
not encounter limitations due to weather conditions during the site inspection.
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PHYSICAL NEEDS OVER THE TERM

14-Sep-15

No. of Buildings
No. of Units
Age (years)

Park Village Apartments
Athens, TN 37703
REA Job #: 1511718

10
80
16

Beyond the Term
Property's Age
Year
ITEM

Units in
Term

Cost

17

18

19

20

21

22

23

24

25

26

27

28

TOTAL

1

2

3

4

5

6

7

8

9

10

11

12

COST

EUL

Exterior /Site 1
Exteriors - Maintain2

240

$

50

8-10

4,000

Asphalt - Seal/Stripe

120,000

$

0.10

5

6,000

Air Handlers

36

$

600

15

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

21,600

AC Condensers

48

$

800

15

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

38,400

Water Heaters

60

$

225

10

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

13,500

Carpet

108

$

700

7

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

75,600

Vinyl - Living Areas

48

$

200

10

800

800

800

800

800

800

800

800

800

800

800

800

9,600

Ovens/Ranges

36

$

350

20

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

12,600

Refrigerators

48

$

400

15

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

19,200

Dishwashers

60

$

200

10

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

12,000

Washer/sDryers - Common

3

$

1,000

12

1

$ 10,000

10

4,000

4,000

12,000

6,000

12,000

Mechanical/Electrical

Flooring & Interiors

Appliances

1,000

1,000

1,000

3,000

Recreational
Swimming Pool & Equipment
TOTAL
Inflation Factor (3.0%)
Total Inflated
Cost per Unit

10,000
26,875
1
26,875
336

17,875
1.0300
18,411
230

Average Cost per Unit/ Year
This summary does not include immediate repairs.
EUL - Estimated Useful Life

Notes:
1. Building roofs replaced in 2011. Therefore, based on their age and condition no significant replacement anticipated.
2. Pressure wash - vinyl siding on façade, soffit and fascia.

16,875
1.0609
17,903
224

16,875
1.0927
18,440
230

17,875
1.1255
20,118
251

30,875
1.1593
35,793
447

10,000
22,875
1.1941
27,314
341

17,875
1.2299
21,984
275

16,875
1.2668
21,377
267

16,875
1.3048
22,018
275

20,875
1.3439
28,054
351

16,875

239,500

1.3842
23,359
292

281,646
3,521
293

CERTIFICATIONS
•

To the best of our knowledge and belief, the statements of fact contained herein, on which our observations,
opinions, and conclusions were based, are true and correct.

•

The information in this report is from sources deemed to be reliable; however, no representation or warranty is
made as to the accuracy of information obtained from third parties.

•

The reported observations and conclusions are limited only by the reported assumptions and limiting conditions
described in this report and represent our unbiased and professional analysis, opinions, and conclusions.

•

Real Estate Advisory, L.L.C. (“REA”), its officers, and its employees have no present or future interest in the
Property. Our employment and compensation for preparing this report are not contingent upon our observations
or conclusions.

•

REA warrants that this report was prepared in a manner consistent with the level of care, skill, practice and
judgment exercised by other professional consultants in performing services of a similar nature under similar
circumstances in the same or similar locality.

•

This report is for the use and benefit of, and may be relied upon by (a) Walker & Dunlop, Freddie Mac and any
successors and assigns (“Lender”); (b) Independent auditors, accountants, attorneys and other professionals
acting on behalf of Lender; (c) governmental agencies having regulatory authority over Lender; (d) designated
persons pursuant to an order or legal process of any court or governmental agency; (e) prospective purchasers
of the Mortgage; and (f) with respect to any debt (or portion thereof) and/or securities secured, directly or
indirectly, by the Property which is the subject of this report; the following parties and their respective
successors and assigns: any placement agent or broker/dealer and ay of their respective affiliates, agents and
advisors; any initial purchaser or subsequent holder of such debt and/or securities; any Servicer or other agent
acting on behalf of the holders of such debt and/or securities; any indenture trustee; any rating agency; and any
institutional provider from time to time of any liquidity facility or credit support for such financings. In addition,
this report, or a reference to this report, may be included or quoted in any offering circular, information circular,
offering memorandum, registration statement, private placement memorandum, prospectus or sales brochure
(in either electronic or hard copy format) in connection with a securitization or transaction involving such debt (or
portion thereof) and/or securities.

•

REA's interim drafts, memoranda and reports may not be presented to any third parties by Client except in the
form delivered. Any conclusions reported will not be used in any context other than that identified within the full
report.

•

The opinions in this report characterize the physical condition of the Property on date of the site inspection. To
ensure continuing validity, this report must be updated with the passage of time and should not be relied upon
after six months of its date.

•

The Property was personally inspected by Wayne J. Bushnell of Real Estate Advisory, L.L.C. To ensure quality,
the report was reviewed by Kevin A. Mueller.

REAL ESTATE ADVISORY, L.L.C.
John Caudill, PE

Digitally Signed by John Caudill
DN: C=US,O=REA,CN=John
Caudill
Email=jcaudill@reausa.com
Date: 2015.09.14

John T. Caudill, PE
Project Manager

Kevin A. Mueller, P.E.
Vice President
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1.0 GENERAL PROPERTY INFORMATION
1.1

BACKGROUND

On August 26, 2015, John T. Caudill, Project Manager with REA, performed a Property
Condition Assessment of the Property. The Property was constructed in 1999 consisting of 10
two story buildings and a leasing office/clubhouse.
REA conducted a visual inspection of the common grounds, buildings, amenities, driveways,
parking lots and ten-percent of the apartment units to determine the existing condition of the
Property and buildings. A cost estimate for maintenance, repairs, replacements, or major
maintenance items that are anticipated was also prepared as part of this assessment.

1.2

GENERAL PROPERTY DESCRIPTION
Multi-family residential Property located in an area characterized
by residential and commercial usage

•

Setting:

•

Total Residential Units:

•

Property
Improvements:

•

Construction Date:

80
10 Two story apartment buildings
1 One-story leasing office
1 Clubhouse building
1 Swimming pool
1 Playground
1 laundry Facility
Concrete sidewalks
Asphalt- and concrete-paved driving & parking surfaces (177
open spaces)
1999

•

Property Size:

± 8.1 Acres (Source: McMinn County Assessor's Office)

•

Net Rentable Area:

± 92,160 SF (Source: Property Management)

•

Occupancy Rate:

̴ 97% on Inspection Date

•

Zoning:

R-3 High Density Residential District

•

Seismic Zone:

2A (Minor Damage Anticipated)
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Unit Mix:
FLOOR PLAN
(BED/BATH)
1/1
2/2
3/2

1.3

AVERAGE SF
PER UNIT
970
1150
1340
Total

NUMBER
OF UNITS
16
48
16
80

TOTAL SQUARE
FOOTAGE
15,520
55,200
21,440
92,160

UTILITIES

The Property receives services from the following sources:
•

Electricity:

Athens Utility Board

•

Natural Gas:

N/A

•

Domestic Water:

Athens Utility Board

•

Sewer:

Athens Utility Board

•

Solid Waste:

Santek

•

Pest Control:

Cook Pest Control – Routine Pest Control

•

Fire Monitoring:

ADS

•

Termite:

Terminix – Termite bond

•

Landscaping:

US Lawns

•

Pool:

Property Maintenance Personnel

1.4

CURRENT USE OF NEIGHBORING PROPERTIES

Surrounding sites proximate to the Property included the following:
•
•
•
•

North:
East:
South:
West:

Rocky Mount Road followed by vacant lot and undeveloped land
Commercial development and single family residential
Undeveloped land
Single Family and undeveloped land
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1.5

AREA TOPOGRAPHY

REA reviewed U. S. Department of the Interior topographic maps for the Riceville, TN, 7.5
minute quadrangle.
The Property was located in an area of gently to moderately sloping topography with the
elevation varying from + 920 to elevation + 940. The Property and surrounding areas slope to
the southeast towards an unnamed drainageway. Upgradient properties are limited to the
undeveloped land northwest of the Property.

Storm water on the Property is directed to drop inlets located in the impervious pavement or
percolates into the exposed soils. Water collected in the drop inlets is transferred to a
stormwater detention structure then to the unnamed drainageway.
Based on visual inspection, and a review of a map located on the National Wetlands Inventory
(NWI) Mapper website (United States Fish and Wildlife Service), none of the developed areas
on the Property appeared to be designated as wetlands.
The surface soils on the Property were stabilized by established vegetation and landscaping.
Visual inspection of the Property did not find evidence of any significant erosion concerns.
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It does not appear that a significant amount of filling/grading occurred on the Property to allow
construction of the existing buildings. REA found no indication that significant amounts of fill
were imported from off-site.
REA reviewed the USDA Natural Resources Conservation Service (NRCS) on-line Web Soil
Survey (WSS). The Web Soil Survey indicates that the soils in the area of the Property are
classified primarily as:

According to the Federal Emergency Management Agency Flood Insurance Rate Map (Panel
47107C1084D, September 28, 2007), the Property is situated within Zone X (Unshaded). This
zone was determined to be outside the 0.2% annual chance floodplain and it is not considered a
flood hazard area.
No onsite groundwater recovery was reported or noted. No groundwater monitoring wells were
identified at the Property.

1.6

PROPERTY LOCATION MAP

The following map depicts the Property and surrounding sites:
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PROPERTY LOCATION MAP
Park Village Apartments
918 Rocky Mount Road
Athens, Tennessee 37303
Project Number 1511718
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2.0 BUILDING OVERVIEW
As part of this assessment, REA contacted the Athens, TN Building, Zoning, and Fire
Departments. There has been no reported code violations from these departments.
The Property is zoned: R-3. This zoning district allows for multi-family residential usage.
The Property has 10 two story apartment buildings that were constructed in 1999.

2.1

STRUCTURAL

Foundations:
Foundation systems for the buildings consist of concrete footings with reinforced concrete
slabs-on-grade atop compacted earth.
Property management reported no significant foundation concerns. REA did not observe
evidence of significant foundation movement, such as significant perimeter foundation cracking
or significant facade deflection or cracking. Based on the scope of work performed, REA is of
the opinion that the foundations appear to be properly designed for the soil conditions and the
Property structures. During the term considered, REA does not anticipate substantial capital
expenditures regarding foundations.
Structural features were noted in good condition.
Framing:
REA noted no significant deficiencies with respect to structural systems at the Property and no
significant expenditures are anticipated over the term.
Framing above the foundations is wood. Building construction consists of concrete foundations,
wood-framing (2x4 wood studs at various spacing) and pre-fabricated wood roof framing.
Exterior walls are framed by wood and finished with vinyl siding. Fascia and soffits are finished
with aluminum and vinyl.
Floor framing for upper levels consists of wood floor joists with wood floor decking. Ground
floors are concrete.
No indications of termite damage were noted during the assessment, and no termite concerns
were reported by Property Management. Pest management and termite inspections are
provided by Cook Pest Control and Terminix respectively. The Property reportedly maintains a
current termite bond.
No significant framing deficiencies were noted.
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2.2

ELEVATORS, STAIRWAYS, LANDINGS and BALCONIES

REA did not observe significant damage or deficiencies pertaining to stairways, landings,
walking surfaces or elevated decks. The Property does not feature an elevator.
Access to the apartment units is provided by stairwells. The stairwells have concrete slab-ongrade first floors and wood framed upper-level landings and walking surfaces which consist of
wood decking. Stairways consist of metal framing with concrete treads, open risers and metal
handrails. The stairwell walls are finished with vinyl siding. Stairwells are covered by building
roofs so that they are not directly exposed to the weather.
Apartment units do not feature interior stairways. Each
apartment unit has a patio that is constructed of poured
in place concrete with metal railing systems. The
balconies are constructed of wood framing with wood
decking, and railings. REA noted the patios and elevated
decks to be in good condition.
During the term considered, REA does not anticipate
substantial capital expenditures regarding stairways,
patios, decks or landings.
Building access is provided via concrete sidewalks and stairways. Concrete features are pouredin-place. Flatwork surfaces were noted to be in good condition. No substantial flatwork
replacement is expected in the term.

2.3

INSULATION

REA noted no deficiencies regarding insulation.
anticipated during the term regarding insulation.

No significant capital expenditures are

The attics feature blown-in insulation. Exterior walls feature batt insulation.

2.4

ROOFING

Roofing systems include:
•

Hipped roofs with asphalt shingles.

The buildings feature hipped roofs which were noted to be in good condition. Property
management reported that the roofs were replaced in 2011. Property personnel reported no
current or persistent roof leakage issues at the Property. The estimated useful life (EUL) of
asphalt shingled roofs is approximately 20-25 years. REA anticipates routine maintenance of
the roofs over the term to include cleaning and minor sealing around penetrations.
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The roofs are constructed of prefabricated wood trusses, plywood sheathing/decking, felt paper
and asphalt/fiberglass. Roof systems are ventilated by ridge vents and soffit vents. Roof
systems are pitched to the edges to allow storm water to drain from the buildings. The
buildings feature gutter/downspout systems over the entryways and air conditioning units that
discharge directly to the municipal system. REA did not observe substantial debris in the
gutters at the Property. No issues were noted with the roof drainage systems. No storm water
drainage issues were observed.
No evidence of fire retardant roof sheathing, a problematic material, was observed or reported
at the Property.

2.5

BUILDING EXTERIOR

REA did not observe evidence of significant exterior
deficiencies at the Property. Property Management
reported no significant concerns.
The exterior
facades were noted to be in good condition. No
reports or evidence of water infiltration were noted at
the apartment interiors.
The exterior veneer consists of vinyl siding.
stairwells also have vinyl siding.

The

During the term considered, REA anticipates routine
exterior maintenance (cleaning, painting, caulking, etc.). Estimated costs of maintenance have
been included in the Replacement Reserve Worksheet.
The apartment buildings have the following exterior components:
Doors:

Painted, Insulated Metal Doors in Wood Frames with
Metal Hardware, Peepholes and Signage

Windows:

Double-pane Glass set in Aluminum Frames

Balcony/Patio Doors:

Hinged Doors in Wood Frames

Facade:

Vinyl Siding

Fascia and Soffits:

Aluminum and Vinyl

Roofing:

Asphalt/Fiberglass Shingles

Skylights:

NA – Property Does Not Feature

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

8

2.6

INTERIOR BUILDING FINISHES

Interior finishes were noted to be in good condition. No down (i.e. uninhabitable) units were
reported or observed at the Property.
Property Management reported that flooring and
appliances are replaced on an as-needed basis.
Routine replacement of appliances and flooring is
anticipated over the term of the loan. Costs for such
replacements are included in the Replacement Reserve
Worksheet.
REA also anticipates refinishing of countertops, sinks,
bathtubs/showers and minor door/drawer replacement.
Refinishing and door/drawer replacement costs are considered to be part of apartment turnover
and have not been accounted for in the Replacement Reserve Worksheet.
Living areas at the Property have the following components:
Framing:

Wood

Ceilings:

Painted Gypsum Board - textured

Walls:

Painted Gypsum Board

Doors:

Hollow Wood Doors in Wood Frames

Flooring:

Carpet, Vinyl at entryways

Wet Bar:

NA – Property Does Not Feature

Fire Place:

NA – Property Does Not Feature

Window
Treatments:

Vinyl Blinds

Kitchens at the Property have the following components:
Appliances:

Refrigerator/Freezer
Electric Oven/Range with Range hood,
Dishwasher

Sink/Disposal:

Double-basin Stainless Steel Sink with Garbage Disposal

Cabinetry:

Wood/Laminate

Counter Tops:

Laminate

Ceilings:

Painted Gypsum Board - Textured
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Walls:

Painted Gypsum Board

Flooring:

Vinyl

Bathrooms at the Property have the following components:
Fixtures:

Vitreous China Toilets
Fiberglass Tubs
Enameled Steel Sinks

Cabinetry:

Wood/Laminate

Counter Tops:

Laminate

Ceilings:

Painted Gypsum Board - Textured

Walls:

Painted Gypsum Board

Wet Walls:

Fiberglass

Flooring:

Vinyl

Mold:
Mold was not noted from a visual or olfactory inspection of the Property. In addition, Property
Management and maintenance personnel reported no significant mold related issues or
problems.
Per Freddie Mac guidelines a Moisture Management Plan (MMP) is recommended.
Ventilation fans are provided in apartment bathrooms to assist in the removal of normal
moisture.
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Imported Drywall:
The potential for use of imported drywall from areas such as China was evaluated for the
Property. Problematic drywall was manufactured in China and imported to the United States
starting in 2001. Significant amounts of drywall were imported from 2004 to 2006, when the
building boom and hurricane repairs created a domestic shortage, especially in the southeast
United States. This drywall has concentrations of sulfur, strontium and other substances and
poses a potential health and safety issue due the presence of these chemicals which may emit
sulfurous gases under certain conditions. These gas emissions, which have the odor of rotten
eggs, typically worsen as temperature and humidity rise and can cause copper surfaces (piping,
wiring, AC components, etc.) to turn black and powdery.
Property personnel reported, to the best of their knowledge, no use of Chinese drywall or
evidence of related issues. REA did not observe evidence of conditions indicative of Chinese
drywall in the areas inspected.

2.7

HEATING, VENTILATION AND AIR CONDITIONING

HVAC equipment was noted to be in fair to good condition with no tenant complaints reported to
Property Management or maintenance staff.
Heating and cooling is provided to each individual apartment unit via a heat pump system.
Heating is provided to apartments by an interior forced-air electric furnace/air handler located
within an interior closet. Cooling is provided by an exterior, pad-mounted condenser.

Air handlers and air conditioning condensers are replaced on an as-needed basis. Normal
replacement of these units is anticipated over the term of the loan. Estimated costs are
included in the Replacement Reserve Worksheet.

2.8

DOMESTIC HOT WATER

Hot water equipment was noted to be in fair to good condition with no tenant complaints
reported to Property Management or maintenance staff.

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

11

Each apartment is served by a + 40 gallon electric water heater. Water heaters were located
within an interior closet.
Property Management reported that the water heaters are replaced on an as-needed basis.
REA anticipates periodic replacement of the water heaters over the term. Costs are included in
the Replacement Reserve Worksheet.

2.9

PLUMBING

REA noted no significant deficiencies regarding plumbing at the Property, and no significant
capital expenditures are anticipated during the term. Plumbing systems were observed to be in
good condition.
Water supply piping and drain piping to the tenant spaces is located in the walls and floors of
each building. Water supply piping is CPVC; drain piping is PVC or ABS from the wall to the
drains (including vent lines). REA did not observe any indication of leaking pipes or fixtures at
the Property, nor did Property Management express any concerns with plumbing issues.
Sanitary waste is collected and directed by a gravity system to the municipal system.
No polybutylene piping was observed and none was reported to be present by Property
Management.

2.10 ELECTRICAL
No deficiencies were noted regarding electrical service at the Property, and REA does not
anticipate significant capital expenditures during the term regarding the electrical service. REA
observed that the electrical supply appears sufficient to handle the demand required. Electrical
systems were observed to be in good condition.
Electrical service enters the Property through pad-mounted electrical transformers located
throughout the Property. Individual tenant meters and main service breakers typically rated at
125 amperes per apartment units (120/240 volt, 1-phase and 3-wire) are located on the building
exteriors and circuit breaker panels located within the respective units.
Property Management reported and REA observed the electrical wiring to the outlets and
switches within the apartments to be copper.
Interior and exterior lighting is provided through incandescent and fluorescent fixtures.
Ground-fault interrupter ("GFI") electrical outlets, designed to mitigate the potential for electric
shock in wet areas, were observed in the kitchens and bathrooms of the apartments (or were
cross-linked from one area to the other or mounted to the subpanels). No GFI deficiencies
were identified.
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2.11 FIRE AND LIFE SAFETY
REA did not observe significant deficiencies regarding fire or life safety systems. No significant
capital expenditures are anticipated regarding fire or life safety systems during the term
considered.
The Property has the following fire and life safety systems:
Smoke Detectors:

Hardwired Electric– Units

Fire Extinguishers:

Individual Units Last inspected Sept. 2014

Sprinkler System:

NA – Property Does Not Feature

Standpipe:

NA – Property Does Not Feature

Fire Hydrants:

Building Exterior @ Property

Fire Alarm System:

NA – Property Does Not Feature

Horns/Strobes:

NA – Property Does Not Feature

Fire Alarm Pullstations:

NA – Property Does Not Feature

Emergency Lighting:

NA – Property Does Not Feature

Lighted Fire Exit Signs:

N/A – Property Does Not Feature

Fire Doors:

NA – Property Does Not Feature

Security System:

NA – Property Does Not Feature

Carbon Monoxide Detector:

NA – Property Does Not Feature

REA observed and Property Management reported the fire and life safety systems to be in good
condition.
REA contacted the Athens, TN Fire department for information pertaining to code violations.
No code violations were noted.
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3.0 PROPERTY IMPROVEMENTS OVERVIEW
3.1

PROPERTY DRAINAGE

No significant deficiencies were noted regarding Property drainage. Property Management
reported no flooding of apartments due to insufficient drainage. REA does not anticipate
significant capital expenditures during the term regarding drainage.
Storm water on the Property drains overland to drop inlets located about the Property or
percolates into the on-site soils. There was no permanent surface water on the Property.

3.2

RETAINING WALLS

The Property does not feature retaining walls.

3.3

DRIVEWAYS, PARKING LOTS AND SIDEWALKS

No significant deficiencies were noted regarding driveways, parking lots or sidewalks.
The Property is accessible by automobile from two separate entrances off Covered Bridge
Parkway. A traffic signal is located at the entrances. .
According to Property Management, the Property has approximately 177 open uncovered
parking spaces.
The parking lots and driveways at the Property consist of asphalt installed over a stabilized
base bounded by concrete curbing. REA observed the asphalt- and concrete-paved surfaces
to be in good condition. Property Management reported that the asphalt surfaces are from the
original construction (1999).
During the term considered, REA anticipates periodic maintenance of the drives and parking
areas. Costs for sealing and striping (as well as striping only in the concrete-paved areas) are
accounted for in the Replacement Reserve Worksheet.
Building access is provided via concrete sidewalks and grade-level steps. Concrete features are
poured-in-place. Flatwork surfaces were noted to be in good condition. No substantial flatwork
replacement is expected in the term.

3.4

FENCING

REA noted minor localized deficiencies regarding fencing (from Storm Damage).
fencing repair is noted in the Operational Repairs worksheet.

Cost for

The Property features the following fencing:
Park Village
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•
•
•

Metal grate fencing surrounding the pool area
Metal grate fencing along property frontage
Chain Link fence surrounding the property

The Property is enclosed by fence systems.
Fencing systems were noted to be good condition. No substantial fencing system replacement
is anticipated in the term. Minor repair of fencing may be required, but costs are considered
nominal.

3.5

EXTERIOR LIGHTING

REA noted no deficiencies with respect to lighting at the Property.
expenditures are anticipated during the term regarding exterior lighting.

No significant capital

Exterior pole- and building-mounted lighting was observed throughout the Property and was
noted to be in good condition. The lighting appeared to be adequate, although the lights were
not observed at night.

3.6

LANDSCAPING

Landscaping at the Property was observed to be in good condition.
expenditures are anticipated during the term regarding landscaping.

No significant capital

The Property is landscaped with grass, trees, shrubs and flowering plants at building elevations
and throughout the Property.
Irrigation is provided by conventional measures. Landscaping maintenance is performed a
private vendor. The frequency of mowing, edging, fertilization, weed and insect control and
watering of the landscaping appeared to be adequate.

3.7

RECREATIONAL FACILITIES

The Property features the following recreational facilities:
•

One in-ground swimming pool

REA noted no significant deficiencies regarding recreational facilities.
The swimming pool feature gunite interior surfaces. Interior finishes are in good condition.
Property Management informed REA the pool was resurfaced in 2014. Pool decking consists
of poured in-place concrete. Pool decking was observed to be in good condition. The pool is
surrounded by metal grate fencing. Pool equipment (i.e., chlorination, pumping, filtration) was
noted. The pools and pool equipment are maintained by a private vendor.
Park Village
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REA believes that the pool surfaces, decking and pool equipment will require some
maintenance in the term. Associated costs are included in the Replacement Reserve
Worksheet.
At the time of REA’s inspection, the pool drain covers appeared to be compliant with the
Virginia Graeme Baker (VGB) Pool and Spa Safety Act. In May of 2011, the U.S. Consumer
Product Safety Commission, in cooperation with certain drain cover manufacturers, have
announced a voluntary recall of a limited number of drain covers manufactured and installed for
in ground pools and spas after December 2008. Property Management stated that their pool is
compliant with the VGB Act and features compliant drain covers. In addition, a pool permit was
issued for the Property.

3.8
•
•
•
•

SITE AMENITIES
1 one-story leasing building
1 clubhouse
1 playground
1 common laundry facility

The leasing office is constructed of wood-framing on a concrete slab foundation. Building
exteriors are finished with vinyl siding, and features a gabled roof finished with
asphalt/fiberglass shingles. Interiors are finished with painted gypsum board finishes. Floors
are finished with carpet and vinyl. Heating and cooling is provided through use of a split system
at each area. No substantial repair or replacement is anticipated in the term. Building exteriors
can be painted in conjunction with apartment building exteriors.
The main clubhouse is located near the leasing office. A playground is located in the center of
the property. No substantial maintenance is expected in the term.
One common laundry room is provided at the Property. Laundry equipment consists of three
washer/dryer sets which are owned/maintained by the Property. Estimated laundry equipment
replacement costs are in included in the Replacement Reserve Worksheet.
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3.9

SIGNAGE

Signage was clearly visible and observed in good condition. No significant deficiencies were
noted regarding Property signage. REA does not anticipate significant capital expenditures
over the term regarding signage.
The Property is marked with a wood monument at the Property entrance.
The apartment buildings and apartment units are marked with wood plaques.
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4.0 AMERICANS WITH DISABILITIES ACT SCREEN
The Americans with Disabilities Act/Fair Housing Amendments Act Limited Compliance Survey
included a visual survey of the Property to assess whether it is accessible and usable by
individuals with disabilities, in accordance with the "Americans with Disabilities Act (ADA) of 1990,
Title III, Public Accommodations and Commercial Facilities" and The Fair Housing Amendments
Act (FHAA). The final rules implementing Title III were published in the Federal Register on July
26, 1991 and required compliance by January 26, 1992. The provisions of Title III provide that
persons with disabilities should have accommodations and access to public facilities which are
equal to, or similar to, those available to the general public. Other provisions of the ADA are not
included in this scope of work. The FHAA requires multi-family dwellings (four or more units in a
building) built for first occupancy after March 13, 1991 shall be designed and constructed in
accordance with its requirements.

4.1

ACCESSIBLE PARKING

Accessible parking spaces should be available as close to an accessible exterior route as
possible. Standard accessible parking spaces should be a minimum of 96 inches wide and have
an adjacent aisle with a clearance width of at least 60 inches. A minimum number standard of
accessible parking spaces shall be made available as follows:
TOTAL PARKING SPACES

REQUIRED ACCESS

1-25

1

26-50

2

In addition to standard accessible parking, at least one in every eight standard accessible spaces
is required to be van accessible. Van accessible spaces are also 96 inches wide, but require
wider aisles (96 inches) and higher vertical clearances (98 inches versus 80 inches) than standard
accessible spaces. All accessible parking spaces are to be designated as reserved by
appropriate signage.
Less than 50 parking spaces are provided at the leasing office. REA observed one ADA
designated parking space proximate to leasing office. No modifications are believed to be
necessary to the leasing office parking area.

4.2

CURB RAMPS

Wherever an accessible route crosses a curb, a curb ramp is required. The maximum slope for
the curb ramp is 1:12 and its minimum clear width should be 36 inches. The surface of the curb
ramp should be firm, stable, and slip resistant. Curb ramps are provided at the side of the leasing
office. The FHAA requires all ground floor units to be accessible with some exceptions for
excessive slope.
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Curb barriers were not present at the leasing office and apartment building parking areas.
Appropriate access is provided. No modifications are believed to be necessary.

4.3

ACCESSIBLE EXTERIOR ROUTES

At least one accessible exterior route per public building to an accessible entrance is required.
This route should coincide with the route intended for the general public. The minimum clear
width of this route should be 36 inches. The slope of the accessible route should not exceed 1:20.
The leasing office building features one accessible exterior route from the parking area to the
building entrance. Accessible routes are also provided to ground floor apartment units.

4.4

BUILDING ENTRANCES/EXITS

Public entrances are defined as any entrances that are not loading or service entrances. The
doors at the entrance should be automatic doors or doors that open freely without requiring any
twisting or turning. The doors should have a clear opening width of at least 32 inches if the doors
can open 90 degrees. If the doors cannot open 90 degrees the clear opening should be at least
36 inches. If there are double doors at the entrance, then at least one door should be active
(unlocked) and have a clearance of 32 inches if it can open 90 degrees. At least 50 percent of
public entrances should be accessible to persons with disabilities. If all entrances are not
accessible, the accessible entrances should be identified by appropriate signage. Where feasible,
accessible entrances shall be the entrances used by the majority of people visiting or working in
the building.
Threshold steps must not have a vertical edge difference greater than ½-inch. Higher thresholds
should be beveled or ramped. Door handles should not be located higher than 48 inches above
the floor.
Buildings shall also have accessible means of egress in the same number as required for exits by
local building regulations. Buildings over 1,500 square feet are required to have at least two exits
and, therefore, two accessible exits. Detailed architectural drawings were not available for review.
The Property features one public area, the reception area in the leasing office building. Based on
this cursory review, this building is accessible. Entries to ground floor units are also accessible.

4.5

ACCESSIBLE INTERIORS

Persons with disabilities should have at least one interior accessible route to all accessible areas.
The interior accessible route should be at least 36 inches wide or have passing lanes that are 60
inches wide at 200 foot intervals. The interior accessible route should not have any protruding
objects. If carpets are used on the interior floors they shall be securely fastened and not have a
pile longer than ½-inch.
The leasing office at the Property is configured to accommodate persons with disabilities.
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Ground floor apartments have appropriate door widths, accessible interior routes, accessible
controls (switches, outlets, thermostats), and usable kitchens and bathrooms.

4.6

ELEVATORS

The Property does not feature an elevator.

4.7

RESTROOMS

Restroom(s) which are accessible to individuals with disabilities should have a door with a
minimum clearance of 32 inches. There should be a minimum of one stall which complies with
the ADA requirements. Dimensional requirements for a 'standard' accessible stall include a
minimum stall width of 60 inches, a minimum depth of 56 inches, and toe clearances of 9 inches
on the front and one side partition. The toilet seat height should be between 17 and 19 inches
above the floor. Flush controls should be a maximum of 44 inches above the floor. The toilet
paper dispenser should be 19 inches above the floor and 36 inches from the rear wall. Grab bars
should be 36 inches above the floor and a minimum of 40 inches in length along the side walls.
A clear space in front of the urinals should be 30 inches wide and a minimum of 48 inches deep.
Urinals should be stall type or wall hung with an elongated rim at 17 inches above the floor. Flush
controls should be a maximum of 44 inches above the floor.
The counter tops for the sinks should be a maximum of 34 inches above the floor. They should
extend a minimum of 17 inches from the wall. The counter tops should have a minimum
clearance of 29 inches from the floor to the bottom of the apron. There should be clear floor
space at least 30" x 48" in front of the counter. The bottom edge of the mirror should be a
maximum of 40 inches above the floor. The sinks should have one-handed controls (i.e. levers,
push or electronic controls) and have a maximum depth of 6.5 inches.
The Property does not feature public restrooms. However, the leasing office has two restrooms
which are both ADA accessible. Property management did not know if additional blocking had
been installed in apartment bathrooms walls for future installation of grab bars, if needed.
However, REA is of the opinion grab bars could be installed at a minimal cost even if the
additional blocking is not currently in place.

4.8

POOL FACILITIES

Although not considered a “public area”, the swimming pool is believed to be accessible as the
pool interior features steps with a railing.
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4.9

OTHER REQUIREMENTS

Other areas covered by the American Disabilities Act, Title III include drinking fountains, automatic
teller machines and public telephones.
No public drinking fountains automatic, teller machines or public telephones were observed at the
Property.
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5.0 COST ESTIMATES
5.1

REPAIRS

REA noted the following areas in need of repair:
CRITICAL REPAIRS: Critical Repairs include repairs and replacements that significantly
impact habitability, value, income or marketability and that much be corrected before Freddie
Mac will proceed with the transaction.
No Critical Repairs were identified at the Property.
PRIORITY REPAIRS: Priority Repairs include repairs and replacements that are significant
and must be addressed as soon as possible. All life safety hazards, code violations, material
deficiencies and significant deferred maintenance items are considered Priority Repairs.
No Priority Repairs were identified at the Property.
OPERATIONAL REPAIRS: Operational Repairs include repairs and replacements that consist
of minor deficiencies and minor deferred maintenance that are expected to be completed by the
Borrower as a part of repairs and maintenance budget and that cannot be reasonably resolved
by routine maintenance.
Operational Repairs identified at the Property include:

OPERATIONAL REPAIRS TABLE
ITEM

DESCRIPTION

COST

1.

Perimeter Fence: Repair perimeter fence from storm damage (REA
Estimate)
PRIORITY REPAIRS TOTAL

$250

5.2

$250

REPLACEMENT RESERVE WORKSHEET

The total inflated 12-Year Replacement Reserve for the Property is $281,646 (see following
page). The cost per unit over the term of the loan plus two years is $3,521 or an average annual
cost of $ 293 per unit. The projections include maintenance of the exterior building envelope and
exterior site improvements and major appliances, HVAC equipment, pool reconditioning and
flooring.
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PHYSICAL NEEDS OVER THE TERM

14-Sep-15

No. of Buildings
No. of Units
Age (years)

Park Village Apartments
Athens, TN 37703
REA Job #: 1511718

10
80
16

Beyond the Term
Property's Age
Year
ITEM

Units in
Term

Cost

17

18

19

20

21

22

23

24

25

26

27

28

TOTAL

1

2

3

4

5

6

7

8

9

10

11

12

COST

EUL

Exterior /Site 1
Exteriors - Maintain2

240

$

50

8-10

4,000

Asphalt - Seal/Stripe

120,000

$

0.10

5

6,000

Air Handlers

36

$

600

15

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

1,800

21,600

AC Condensers

48

$

800

15

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

3,200

38,400

Water Heaters

60

$

225

10

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

1,125

13,500

Carpet

108

$

700

7

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

6,300

75,600

Vinyl - Living Areas

48

$

200

10

800

800

800

800

800

800

800

800

800

800

800

800

9,600

Ovens/Ranges

36

$

350

20

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

1,050

12,600

Refrigerators

48

$

400

15

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

1,600

19,200

Dishwashers

60

$

200

10

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

1,000

12,000

Washer/sDryers - Common

3

$

1,000

12

1

$ 10,000

10

4,000

4,000

12,000

6,000

12,000

Mechanical/Electrical

Flooring & Interiors

Appliances

1,000

1,000

1,000

3,000

Recreational
Swimming Pool & Equipment
TOTAL
Inflation Factor (3.0%)
Total Inflated
Cost per Unit

10,000
26,875
1
26,875
336

17,875
1.0300
18,411
230

Average Cost per Unit/ Year
This summary does not include immediate repairs.
EUL - Estimated Useful Life

Notes:
1. Building roofs replaced in 2011. Therefore, based on their age and condition no significant replacement anticipated.
2. Pressure wash - vinyl siding on façade, soffit and fascia.

16,875
1.0609
17,903
224

16,875
1.0927
18,440
230

17,875
1.1255
20,118
251

30,875
1.1593
35,793
447

10,000
22,875
1.1941
27,314
341

17,875
1.2299
21,984
275

16,875
1.2668
21,377
267

16,875
1.3048
22,018
275

20,875
1.3439
28,054
351

16,875

239,500

1.3842
23,359
292

281,646
3,521
293
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FREDDIE MAC FORMS
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Property Condition Assessment

Section I: Summary
04/2015
Mortgage, Consultant and Property Information
Freddie Mac loan number

Report date

September 14, 2015
Seller/Servicer name

106335
Number of apartment buildings

11
Number of stories

2

Park Village Apartments
Address

Walker & Dunlop
Seller/Servicer number

Property name

918 Rocky Mount Road
Inspection date

August 26, 2015
Number of other buildings

1
Age of buildings (in years)

16

Property condition consultant (firm name)

City, State, Zip

Athens, TN 37303
On-site contact name

Joan Noelck

On-site contact telephone number

423-745-9057

Weather at time of inspection (clear, rain, snow cover, etc.)

Clear 80 degrees
Inspector's name

Real Estate Advisory, LLC

John Caudill

Address

Title

121 Fairfield, Ste 230

Project Manager

City, State, Zip

Telephone number

Bloomingdale, IL 60108

706-247-1231

Building and Material Characteristics
Put an "x" in the appropriate boxes below and furnish additional information when requested
Building type
X Garden
Walk-up
Elevator
Lowrise
Midrise
High rise
Townhouse
Other
Construction type
X Wood frame
Metal frame
Structural steel
Masonry
Structural concrete
Flat roof
Pitched roof
Flat roof with mansards
Fire-treated plywood
Other
Foundation type
X Slab on grade
Concrete pier (drilled)
Spread, raised foundation
Underground parking structure
Other
Parking
X Surface (uncovered)
Structured
Carports
Garages
Underground

Envelope
Stucco
Wood siding
T-111
Masonite
Planking
X Vinyl siding
Brick veneer
Metal doors
Wood doors
Wood sash windows
Aluminum windows
Other
Elevators
Number of cabs
Last inspection date
Mechanicals (plumbing)
Galvanized water piping
Copper water piping
Polybutylene water piping
Cast iron waste
X ABS/PVC waste
Central water heater
Gas
Electric
X Individual water heaters
Gas
X Electric
Circulating hot water
X Other CPVC Water Piping

Freddie Mac Multifamily Form 1105 (04/2015)

Mechanicals (HVAC)
Central boiler steam heat
Hydronic system
Gas FAU, central
X Electric FAU, central
Electric baseboard heat
Wall-mounted AC unit
X AC condenser units
Evaporative cooler unit
Other (heat)
Other (AC)

Amenities (site)
X Club building/room
X Swimming pool
Spa and/or sauna
Fitness center
Barbecue
Tennis courts
X Playground equipment
Storage
Other
Mold

Electrical
Unit capacity
125
amps
Aluminum branch wiring
Edison base/T-type fuses
Tamper proof fuses
Breakers
X GFI outlets
Other
Interior
X Drywall walls
Plaster walls
Wood paneling
X Carpeting
Wood flooring
Ceramic floor tile
X Vinyl flooring
Wood doors
X Metal doors
X Spray-tex ceiling
Smooth ceiling
Orange peel/textured
Other

Mold evidence observed
Areas impacted by water
intrusions observed
Defective building conditions
likely to lead to future water
intrusions observed
Past/current water intrusions
or leaks reported
Tenant complaints reported
Problem materials/equipment
Imported drywall
Other
Life/Safety devices
X Smoke detectors
Carbon monoxide detectors
X Fire extinguishers
Emergency lighting
Emergency escapes
Pull stations/cords
Fire alarm
Sprinklers

Section I, Page 1 of 13

Building and Material Characteristics (continued)
Project unit mix

Give number of units

1 Bedroom/1 bath
1 Bedroom/1.5 bath
2 Bedroom/1 bath
2 Bedroom/1.5 bath
2 Bedroom/2 bath
3 Bedroom/1 bath
3 Bedroom/1.5 bath

16

3 Bedroom/2 bath
3 Bedroom/3 bath
4 Bedroom/2 bath
4 Bedroom/3 bath

48

16

Other
Other
TOTAL

80

Unit Inspection Information
Indicate the type of unit, using the following abbreviations: 0BR, 1BR, 2BR, 3BR, 4BR, 5BR. Give the unit number and status, using the following status codes:
V = vacant, D = down, O = occupied and M = model. (For example, an occupied one-bedroom unit numbered 101 should be listed as 1BR/101/O.)

1
5
9
13
17
21
25
29
33
37
41
45
49
53
57
61
65
69
73
77
81
85
89
93
97

2BR
1BR
3BR

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

201
601
1001

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

O
O
O

2
6
10
14
18
22
26
30
34
38
42
46
50
54
58
62
66
70
74
78
82
86
90
94
98

1BR
2BR
3BR

Total number of units inspected
Type of unit
Studio
1 Bedroom
2 Bedroom
3 Bedroom
4 Bedroom
5 Bedroom
Other

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

305
706
1108

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

3
7
11
15
19
23
27
31
35
39
43
47
51
55
59
63
67
71
75
79
83
87
91
95
99

O
O
V

2B4
2BR
2BR

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

406
801
1106

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

O
O
O

4
8
12
16
20
24
28
32
36
40
44
48
52
56
60
64
68
72
76
80
84
88
92
96
100

2BR
3BR

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

506
901

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

O
V

Indicate the total number of units inspected by type and status

Occupied

Vacant
2
6
2
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Down

Model

1

Section I, Page 2 of 13

Seismic Checklist
For properties located in Seismic Zones 3 or 4 as defined in the 1997 Uniform Building Code, indicate if any of the following are applicable by placing an "x" in
the appropriate box.

Buildings with a weak or soft story (as defined by the International Building Code) at any floor level
Buildings constructed with direct contact to adjacent buildings, including buildings that are part of the same Property, as well as those in
contact with buildings on a separate property (this does not include buildings that are a continuous structure with fire separation walls)
Buildings that have sustained previous structural earthquake damage with documented evidence of damage and repairs
High-rise buildings (8-stories or greater above grade)
Reinforced concrete buildings constructed prior to 1994, including cast-in-place and precast structures
Reinforced concrete masonry bearing wall buildings constructed prior to 1994
Retrofitted unreinforced masonry (URM) buildings with retrofit work performed prior to 1995 (non-retrofitted URM buildings will not be
considered)
Wood-framed buildings that exhibit conspicuous physical deterioration (e.g., water damage, dry rot, corrosion, physical distress) to the
primary lateral load resisting elements
Wood-framed buildings constructed prior to 1950
Non-retrofitted wood-framed structures, constructed prior to 2000, with ground-level parking under dwelling units (tuck- under parking)
Buildings with light-frame construction over a concrete podium structure constructed prior to 1994
For Seismic Zone 4 ONLY: There are buildings located within 50 feet of a known fault or, if located in California, within an Alquist-Priolo
Special Study Zone

Scope of Work
The consultant must attach a narrative describing the scope of work, including the following information:
• Number of buildings inspected (including addresses)
• Description of major building components and the condition of each
• Inspections and certifications by local authorities for any building component (e.g., elevator, boiler, fire extinguisher, etc.)
• Planned capital improvements and work in progress, including an analysis of costs
• Life/safety issues, deferred maintenance, and all repairs and replacements recommended, including costs
• Readily identifiable issues related to non-compliance with applicable codes
• Open violations as issued by local authorities, including a cost to cure
• Problematic materials, equipment and systems
• Water intrusion or mold issues
• Description of records researched and information obtained to determine the condition of all systems (boiler, pool, elevator inspections,
certificates, safety items and other information obtained and used as part of the property condition assessment)
• Replacement reserves, and the methodology used to estimate replacement reserves
• Photographs adequate to convey the property condition
• Site plan
• A list of all parties present during the inspection
• Resume of the on-site inspector
The consultant should provide additional information that is useful in describing the property to give a better understanding of repairs or
replacement reserves necessary. SEE SECTION V FOR DESCRIPTIONS OF REPAIR CATEGORIES TO BE USED IN THE
CONSULTANT'S DESCRIPTION OF THE SCOPE OF WORK.

Consultant's Certification
On behalf of the property condition consultant, the undersigned hereby certifies that:
• The attached property condition report was prepared by the consultant in accordance with all applicable requirements in the Freddie Mac
Multifamily Seller/Servicer Guide
• The report was prepared in a manner consistent with generally accepted industry practices and standards
• All information is true and correct, to the best of the undersigned's knowledge, and reflects the consultant's best professional opinion and
judgment
• No changes or additions have been made to the standard provisions of this form other than those expressly approved in writing by
Freddie Mac
Consulting firm name

Real Estate Advisory, LLC
Signature of authorized representative

Date

Name (typed or printed)

Title

September 14, 2015
John Caudill, PE / Kevin Mueller, PE
Freddie Mac Multifamily Form 1105 (04/2015)

Projec Manger/Vice President
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Property Condition Assessment

Section II: Property Inspection and Evaluation

Freddie Mac loan number

Report date

Property name

September 14, 2015
Seller/Servicer name

Walker & Dunlop
Seller/Servicer number

106335

Park Village Apartments
Address

918 Rocky Mount Road
Inspection date

City, State, Zip

August 26, 2015

Athens, TN 37303

Site
Complete the estimated useful life, condition, remaining useful life, action and comments for the applicable items listed below. Indicate the condition using the
following abbreviations: E = excellent, G = good, F = fair and P = poor. Indicate the action required using the following abbreviations: CR = Critical Repairs; PR
= Priority Repairs; PR90 = 90 day Priority Repairs; OR = Operational Repairs and RR = reserve for future repair/replacement. See Section V for a complete
description of each repair category. The consultant should attach additional information as needed. The consultant must also note any Mold observations on
any component in the comment sections.
Estimated
Item
Useful Life
Carports
Garages
Maintenance structures
Trash enclosures
25
Roadways/Parking lots
Asphaltic concrete
25
Seal coat
5
Concrete paving
Other paving:
Striping
5
Curb and gutter
Interior gutter (swale)
Pedestrian paving/hardscape
50
Signage
Site utilities
Site water lines
50
Site sanitary lines
50
Site lighting
20
Site drainage (storm drainage)
20
Landscaping
50
Irrigation
20
Site fences
30
Tennis courts
Swimming pool and/or spa
Pool and/or spa plaster/lining
10
Pool and/or spa heating equipment
Pool and/or spa filtration equipment
15
Pool and/or spa deck surface
25
Sauna
Recreation/Play area and equipment
Other
Other
Other

Freddie Mac Multifamily Form 1105 (04/2015)

Condition
(E, G, F, P)

Remaining
Useful Life

Action (CR, PR,
PR-90, OR, RR)

G

15

G
G

15
0-1

RR

G

0-1

RR

G

40

G
G
G
G
G
G
G

40
40
15
15
40
15
20

OR

G

5

RR

G
G

12
15

Comments/Mold Observations

localized damage from storm
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Freddie Mac loan number

Report date

Property name

September 14, 2015
Seller/Servicer name

Walker & Dunlop
Seller/Servicer number

106335

Park Village Apartments
Address

918 Rocky Mount Road
Inspection date

City, State, Zip

August 26, 2015

Athens, TN 37303

Structural, building envelope and common area furniture, fixtures and equipment
Complete the estimated useful life, condition, remaining useful life, action and comments for the applicable items listed below. Indicate the condition using the
following abbreviations: E = excellent, G = good, F = fair and P = poor. Indicate the action required using the following abbreviations: CR = Critical Repairs; PR
= Priority Repairs; PR90 = 90 day Priority Repairs; OR = Operational Repairs and RR = reserve for future repair/replacement. See Section V for a complete
description of each repair category. The consultant should attach additional information as needed. The consultant must also note any Mold observations on
any component in the comment sections.

Item
Foundation (structural)
Foundation (waterproofing)
Building slab (structural)
Exterior walls/roof (structural)
Exterior walls (paint/finish)
Doors and frames
Windows and frames
Stairs
Fire escapes
Balconies/Handrails/Guardrails
Decks
Patio slabs
Unit fencing (patio fencing)
Roof coverings
Roof drainage (gutters, drains, etc.)
Building mounted lighting
Common area improvements
Common area floors
Community facilities kitchen
Community facilities appliances
Community washing machines
Community clothes dryers
Other
Other
Other
Other
Other

Estimated
Useful Life
50

Condition
(E, G, F, P)
G

Remaining
Useful Life
40

50

G

40

6 to 8
30
30
30

G
G
G
G

0-5
20
20
20

40

G

30

50

G

40

20
30
20

G
G
G

20-25
20
20

30

G

15

12
12

G
G

2-8
2-8

Freddie Mac Multifamily Form 1105 (04/2015)

Action (CR, PR,
PR-90, OR, RR)

Comments/Mold Observations

RR

RR
RR
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Freddie Mac loan number

Report date

Property name

September 14, 2015
Seller/Servicer name

Walker & Dunlop
Seller/Servicer number

106335

Park Village Apartments
Address

918 Rocky Mount Road
Inspection date

City, State, Zip

August 26, 2015

Athens, TN 37303

Mechanical and electrical
Complete the estimated useful life, condition, remaining useful life, action and comments for the applicable items listed below. Indicate the condition using the
following abbreviations: E = excellent, G = good, F = fair and P = poor. Indicate the action required using the following abbreviations: CR = Critical Repairs; PR
= Priority Repairs; PR90 = 90 day Priority Repairs; OR = Operational Repairs and RR = reserve for future repair/replacement. See Section V for a complete
description of each repair category. The consultant should attach additional information as needed. The consultant must also note any Mold observations on
any component in the comment sections.

Item
Mechanical/Plumbing
Hot and cold water distribution
Domestic water boilers
Domestic water boiler peripherals
Domestic water heaters
Domestic water pumps
Sanitary waste and vent (sewer)
Mechanical HVAC
Heating system (describe)
Cooling system (describe)
Electrical
Building power/wiring
Switchgear/metering
Emergency lighting/generator
Smoke and fire detection
Buzzer/intercom (security)
Fire suppression
Elevators
Security
Other
Other
Other
Other
Other

Estimated
Useful Life

Condition
(E, G, F, P)

Remaining
Useful Life

Action (CR, PR,
PR-90, OR, RR)

40

G

30

10

G

0-10

50

G

40

20
15

G
G

0-10
0-10

RR
RR

50
50

G
G

40
40

RR

10

G

10

Freddie Mac Multifamily Form 1105 (04/2015)

Comments/Mold Observations

RR

routine operations & maintenance
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Freddie Mac loan number

Report date

Property name

September 14, 2015
Seller/Servicer name

Walker & Dunlop
Seller/Servicer number

106335

Park Village Apartments
Address

918 Rocky Mount Road
Inspection date

City, State, Zip

August 26, 2015

Athens, TN 37303

Dwelling units
Complete the estimated useful life, condition, remaining useful life, action and comments for the applicable items listed below. Indicate the condition using the
following abbreviations: E = excellent, G = good, F = fair and P = poor. Indicate the action required using the following abbreviations: CR = Critical Repairs; PR
= Priority Repairs; PR90 = 90 day Priority Repairs; OR = Operational Repairs and RR = reserve for future repair/replacement. See Section V for a complete
description of each repair category. The consultant should attach additional information as needed. The consultant must also note any Mold observations on
any component in the comment sections.

Item
Unit entry door(s) and frame(s)
Patio doors
Smoke/fire detection
Buzzer/intercom (security)
Window coverings
Flooring
Carpet
Resilient flooring (vinyl)
Other
Cabinetry
Kitchen
Bathrooms
Other
Countertops and sinks
Kitchen
Bathrooms
Other
Appliances
Refrigerator
Range/stove
Range vent
Dishwasher
Disposal
Microwave
Clothes washer
Clothes dryer
Bathroom fixtures
Toilet
Tub/shower and enclosures
Accessories
Other
Other

Estimated
Useful Life
30
30
10

Condition
(E, G, F, P)
G
G
G

Remaining
Useful Life
20
20
10

Action (CR, PR,
PR-90, OR, RR)

routine operations & maintenance

10

G

10

7
10

G
G

0-7
0-10

25
25

G
G

15
15

25
25

G
G

15
15

15
20

G
G

0-15
0-10

RR
RR

10

G

0-10

RR

30
30

G
G

20
20

Freddie Mac Multifamily Form 1105 (04/2015)

Comments/Mold Observations

routine operations & maintenance
RR
RR
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Property Condition Assessment

Section III: Critical and Priority Repairs and Cost Estimates

Freddie Mac loan number

Report date

Property name

September 14, 2015
Seller/Servicer name

Park Village Apartments
Address

Walker & Dunlop

918 Rocky Mount Road

Seller/Servicer number

Inspection date

106335

City, State, Zip

August 26, 2015

Athens, TN 37303

List each item that can be categorized as a Critical or Priority Repair. Complete the unit of measure, quantity to be repaired or replaced, per item costs, total
costs and comments for each item. Complete the total of the "Per item costs" column and of the "Total costs" column.

Repair Type
C = Critical
P = Priority
PR-90 = 90 day

Item

Unit of
Measure

Quantity

Per item
costs

Total
costs

Comments

SITE

Subtotal
STRUCTURAL, BUILDING ENVELOPE AND COMMON AREA FURNITURE, FIXTURES AND EQUIPMENT

Subtotal
MECHANICAL AND ELECTRICAL

Subtotal
DWELLING UNITS

Subtotal
TOTAL

Freddie Mac Multifamily Form 1105 (04/2015)
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Property Condition Assessment

Section IV: Capital Needs Over the Loan Term

Freddie Mac loan number

Report date

Property name

September 14, 2015
Seller/Servicer name

106335

16

Address

Walker & Dunlop
Seller/Servicer number

Building age

Park Village Apartments

Mortgage term

918 Rocky Mount Road
Inspection date

10

City, State, Zip

August 26, 2015

+2

Number of units

Athens, TN 37303

80

Complete the quantity, unit and per item costs for the applicable items listed below. Indicate the projected expenditures for those items in each year of the loan term plus two years up to a maximum of 12 years.

SITE
Item
Carports
Garages
Maintenance structures
Trash enclosures
Roadways/Parking lots
Asphaltic concrete
Seal coat
Concrete paving
Other paving:
Striping
Curb and gutter
Interior gutter (swale)
Pedestrian paving/hardscape
Signage
Site utilities
Site water lines
Site sanitary lines
Site lighting
Site drainage (storm drainage)
Landscaping
Irrigation
Site fences
Tennis courts
Swimming pool and/or spa
Pool and/or spa plaster/liner
Pool and/or spa heating equipment
Pool and/or spa filtration equipment
Pool and/or spa deck surface
Sauna
Recreation/Play area and equipment
Other
Other
Other

Quantity

Unit of
Measure

Per Item Cost

Year 1

120,000

sq. ft.

$0.10

$6,000.00

1

ea

$10,000.00

Freddie Mac Multifamily Form 1105 (04/2015)

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

$6,000.00

$10,000.00

Year 8

Year 9

Year 10

Year 11

Year 12

Total

$12,000.00

$10,000.00
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Freddie Mac loan number

Report date

Property name

September 14, 2015
Seller/Servicer name

106335

16

Address

Walker & Dunlop
Seller/Servicer number

Building age

Park Village Apartments

Mortgage term

918 Rocky Mount Road
Inspection date

10

City, State, Zip

August 26, 2015

+2

Number of units

Athens, TN 37303

80

STRUCTURAL, BUILDING ENVELOPE AND COMMON AREA FURNITURE, FIXTURES AND EQUIPMENT
Item
Foundation (structural)
Foundation (waterproofing)
Building slab (structural)
Exterior walls/roof (structural)
Exterior walls (paint/finish)
Doors and frames
Windows and frames
Stairs (structural/finish)
Fire escapes
Balconies/handrails/guardrails
Decks
Patio slabs
Unit fencing (patio fencing)
Roof coverings
Roof drainage (gutters, drains, etc.)
Building mounted lighting
Common area improvements
Common area floors
Community facilities kitchen
Community facilities appliances
Community washing machines
Community clothes dryers
Other
Other
Other
Other
Other

Quantity

Unit of
Measure

Per Item Cost

Year 1

240

ea

$50.00

$4,000.00

Freddie Mac Multifamily Form 1105 (04/2015)

Year 2

Year 3

Year 4

Year 5

Year 6

$4,000.00

Year 7

Year 8

Year 9

Year 10

Year 11

$4,000.00

Year 12

Total

$12,000.00
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Freddie Mac loan number

Report date

Property name

September 14, 2015
Seller/Servicer name

106335

16

Address

Walker & Dunlop
Seller/Servicer number

Building age

Park Village Apartments

Mortgage term

918 Rocky Mount Road
Inspection date

10

City, State, Zip

August 26, 2015

+2

Number of units

Athens, TN 37303

80

MECHANICAL AND ELECTRICAL
Item
Mechanical/Plumbing
Hot and cold water distribution
Domestic water boilers
Domestic water boiler peripherals
Domestic water heaters
Domestic water pumps
Sanitary waste and vent (sewer)
Mechanical/HVAC
Heating system (describe)
Cooling system (describe)
Electrical
Building power/wiring
Switchgear/metering
Emergency lighting/generator
Smoke and fire detection
Buzzer/intercom (security)
Fire suppression
Elevators
Security

Quantity

Unit of
Measure

Per Item Cost

Year 1

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

Year 11

Year 12

Total

60

ea

$225.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$1,125.00

$13,500.00

36
48

ea
ea

$600.00
$800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$1,800.00

$21,600.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$3,200.00

$38,400.00

Other
Other
Other
Other

Freddie Mac Multifamily Form 1105 (04/2015)
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Freddie Mac loan number

Report date

Property name

September 14, 2015

Building age

Park Village Apartments

Seller/Servicer name

16

Address

Walker & Dunlop

Mortgage term

918 Rocky Mount Road

Seller/Servicer number

Inspection date

106335

10

City, State, Zip

August 26, 2015

+2

Number of units

Athens, TN 37303

80

DWELLING UNITS
Item
Unity entry door(s) and frame(s)
Patio doors
Smoke/fire detector
Buzzer/intercom (security)
Window covering
Flooring
Carpet
Resilient flooring (vinyl)
Other
Cabinetry
Kitchen
Bathrooms
Other
Countertops and sinks
Kitchen
Bathrooms
Other
Appliances
Refrigerator
Range/stove
Range vent
Dishwasher
Disposal
Microwave
Clothes washer
Clothes dryer
Bathroom improvements
Toilet
Tub/shower and enclosures
Accessories
Other
Other

TOTALS
Total (uninflated)
Inflation factor @ 3%
Total inflated
Total expenditures (uninflated)
Total expenditures (inflated)

Quantity

Unit of
Measure

Per Item Cost

Year 1

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

Year 11

Year 12

Total

108
48

ea
ea

$700.00
$200.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$6,300.00

$75,600.00

$800.00

$800.00

$800.00

$800.00

$800.00

$800.00

$800.00

$800.00

$800.00

$800.00

$800.00

$800.00

$9,600.00

48
36

$400.00
$350.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$1,600.00

$19,200.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$1,050.00

$12,600.00

60

$200.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$1,000.00

$12,000.00

3
3

Year 1
$26,875.00
100.00%
$26,875.00

Year 2
$17,875.00
103.00%
$18,411.25
$239,500.00
$281,645.70

Freddie Mac Multifamily Form 1105 (04/2015)

ea
ea

$500.00
$500.00

Year 3
$16,875.00
106.09%
$17,902.69

Year 4
$16,875.00
109.27%
$18,439.77

$500.00

$500.00

$500.00

$1,500.00

$500.00

$500.00

$500.00

$1,500.00

Year 5
$17,875.00
112.55%
$20,118.47

Total expenditures per unit per year (uninflated)
Total expenditures per unit per year (inflated)

Year 6
$30,875.00
115.93%
$35,792.59

Year 7
$22,875.00
119.41%
$27,313.95

Year 8
$17,875.00
122.99%
$21,984.00

Year 9
$16,875.00
126.68%
$21,376.75

Year 10
$16,875.00
130.48%
$22,018.05

Year 11
$20,875.00
134.39%
$28,054.25

Year 12
$16,875.00
138.42%
$23,358.95

$249.48
$293.38
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Property Condition Assessment

Section V: Repair Categories
Repair Categories
Only Critical Repairs, PR-90 Repairs, Priority Repairs and Operational Repairs should be noted on Form 1105. No other repair items should
be listed.
Critical Repairs
These are repairs and replacements that significantly impact habitability, value, income or marketability and that must be corrected before
Freddie Mac will proceed with the transaction.

PR-90 Repairs
These are corrective actions that must be completed within 90 days, and are limited to:
• Imminent life safety hazards
• Ongoing substantive damage to the property

Priority Repairs
These are repairs and replacements that are significant and must be addressed as soon as possible. Priority Repairs consist of:
• All non-imminent life safety hazards
• Violations of any federal, State or local law, ordinance or code relating to zoning, subdivision and use, building and housing
accessibility (including the Americans with Disabilities and Fair Housing Acts), health matters or fire safety
• Material deficiencies *
• Significant deferred maintenance *
* Additional guidance can be found in Section 14.3(b) of the Freddie Mac Multifamily Seller/Servicer Guide

Operational Repairs
These are repairs and replacements that consist of Minor Deficiencies, Minor Deferred Maintenance and Handicap Accessibility
Enhancements that are expected to be completed by the Borrower as part of a repairs and maintenance budget and that cannot be
reasonably resolved by Routine Maintenance. Operational Repairs consist of:
• Minor deficiencies *
• Minor deferred maintenance *
• Handicap Accessibility Enhancements *
* Additional guidance can be found in Section 14.3(b) of the Freddie Mac Multifamily Seller/Servicer Guide

Freddie Mac Multifamily Form 1105 (04/2015)
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APPENDIX B

LIST OF APARTMENTS INSPECTED

UNIT

BR/BATH

STATUS

201
303
406
506
601
706
801
901
1001
1008
1106

2/2
1/1
2/2
2/2
1/1
2/2
2/2
3/2
3/2
3/2
2/2

Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Vacant
Occupied
Occupied
Occupied

COMMENTS
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good

Prior to the site inspection, REA requested that all down and vacant units be available for inspection. In
addition, REA requested that one random occupied ground floor unit in each building be available for
inspection to allow radon kit placement and that one of each unit type be included in units inspected.
Based on these requests, property management selected the units and notified the respective tenants of
the pending inspection.

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

APPENDIX C

PHOTOGRAPHS

The following photographs were taken during the assessment of the Property to document the
status of the Property.

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

1. Entrance Sign

2. Leasing office

3. Leasing Office/Clubhouse Interior

4. Leasing Office/Laundry Room

5. Pool Area

6. Pool Pump Room

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

7. Building Exterior Front Elevation

8. Building Exterior Side Elevation

9. Vinyl Soffits and Fascia

10. Pole Lighting

11. Sidewalks, Curbs, Ramps

12. Landscaping

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

13. Stormwater / Drop Inlet

14. Pavement

15. Power Panel

16. Main 100 Amp Breakers

17. Mail Kiosk

18. Trash Compactor

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

19. Living Room Entrance

20. Kitchen

21. Bathroom

22. Washer / Dryer Hookup

23. Plumbing

24. Water heater - electric

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

25. GFI Outlet

26. Circuit Breaker Panel

27. Furnace/Air Handler
(Phase II)

28. AC Heat Pump Units

30. Balcony

29. Patio

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

31. Stairway

32. Building Sign

33. Entrance Door Hardware

34. Entrance Fence

35. Perimeter Fence

36. Playground

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

APPENDIX D

ROSTER OF INTERVIEWS

Interviews were performed before, during and after the assessment of the Property. These
interviews were performed to locate any available information concerning the environmental
status of the Property and area.
The following roster is a non-inclusive list of people interviewed. Only those interviews that
provided relevant information are listed below.
NAME

ORGANIZATION
Property Management
423-745-9057

Joan Noelck
Notes: No concerns reported.
Gene McConkey

Athens Building Department
423-744-2752
Notes: Via Email, No concerns noted, Zoned R-3.
J Dyer

Athens Fire Marshal
423-744-2762

Notes: Via Email, No concerns noted.
Desk Personnel

Athens Utility Board
423-745-4501 via email
Notes: Via Email, no response as of the date of this report

Park Village

Project 1511718
OFFICES NATIONWIDE
800-347-7807

APPENDIX E

SUPPORTING DOCUMENTATION

The following documents were utilized to support this assessment:
•

Site Map

•

FEMA Map

•

Soils Map
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APPENDIX F

PERSONNEL QUALIFICATIONS
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JOHN T. CAUDILL, PE
PROJECT ENGINEER
Academic
Graduate School, University of Kentucky, Lexington, KY, 1980-1981; Hydrogeology
University of Kentucky, Lexington, KY, 1971-1975 BS Geology
Certifications/Training
•
Professional Engineer (Georgia)
•
Georgia Level II Erosion and Sediment Control Design Professional # 0000013696
Experience
Forty years of experience in construction and environmental consulting. Environmental experience includes
Phase I and II assessments, hazardous wastes investigations, remediation design and remedial action
plans, petroleum contamination investigations, UST removals, contaminant transport modeling, remedial
design and contractor oversight. Proficient in due diligence assessments under Fannie Mae, Freddie Mac
and Conduit formats. Civil construction experience includes geotechnical studies for shallow foundations,
towers, dams, and other structures, and soils mapping for detailed tertiary wastewater application
systems, and slow rate septic infiltration design.
John is a civil/structural engineer with twenty-five years of environmental and property condition assessment
experience. He has performed environmental and property condition assessments at multi-family and
commercial, facilities. Mr. Caudill has performed environmental and property needs assessments on over
3000 industrial, commercial, and residential properties throughout the USA. Commercial/industrial sites
have included superfund facilities, industrial manufacturing facilities, pesticide formulation sites, chemical
plants, petroleum bulk storage facilities, underground storage tanks, and dry-cleaning facilities.
John began his career as a staff geologist and grew in the position to designing rock slopes, roadway
embankments, and evaluating bridge pier/abutment foundations. He performed coal and petroleum
reserve analysis within DOT Right of Ways, was the site geologist and supervisor for the states seven drill
rigs, collected geotechnical soil and rock samples for material properties testing, and logged over 100,000
feet of rock core. John also evaluated roadway alignments for potential geologic hazards such as
landslides, suitable construction materials, and foundation issues.
As part of his experience, Mr. Caudill has provided geotechnical and environmental services to the
Fortune 500 industries throughout the USA. He has managed a department of 15 professionals and
performed senior level engineering/geology duties as necessary per project demands. Efforts included
mentoring of engineers and geologists, assigning work tasks to individuals, performing annual reviews,
providing personnel accountability to senior management, and maintain the departments P/L requirements
to 40%. John also performed project management on larger individual projects including contract control,
cost management, resource management, and ensuring technical quality for each project.
Civil engineering design work included site layout, grading plans, landscape plans, soil and erosion control
plans for office parks, apartment complexes and subdivisions. John also performed the geotechnical
investigation and design analysis for several high hazard earthen dams in the southeast USA and
designed municipal groundwater supply systems. Past experience also includes design of rock slopes,
embankments, retaining walls and evaluation of bridge piers, abutments and foundations for
transportation projects in Kentucky. John also provided contract administration/management on a $350
million O&M contract for all military bases and police facilities in southern Afghanistan.
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KEVIN A. MUELLER, P.E.
VICE PRESIDENT
Academic
BS
Civil Engineering, University of Illinois - 1982
Certifications/Training
•
Professional Engineer (Illinois)
•
EPA/AHERA Building Inspector
•
EPA/AHERA Management Planner
•
EPA Lead Inspector
•
HUD Multi-family Accelerated Processing (MAP)
•
Wood Destroying Organism
Experience
Thirty years of experience in construction and environmental consulting. Environmental experience
includes Phase I and II assessments, surveys for asbestos, lead-based paint, PCBs, radon and
drinking water quality. Proficient in due diligence assessments under Fannie Mae, Freddie Mac and
Conduit formats. Civil construction experience includes concrete and steel structure assessment.
Kevin is a civil/structural engineer with twenty-three years of environmental and property condition
assessment experience. He has performed environmental and property condition assessments at
multi-family, commercial, industrial and public facilities. Project experience includes apartment
complexes, hotels, shopping centers and office/warehouse buildings. In addition, Mr. Mueller has
been project coordinator for several multi-site portfolios including packages of 75 and 300 facilities.
Based on his engineering and construction experience, Kevin manages Real Estate Advisory’s
performance of Phase I Environmental Site Assessments and Property Condition Assessments.
Often in conjunction with environmental site assessments, Kevin's real estate due diligence efforts
provide clients with cost-to-cure estimates for deferred and periodic maintenance. Multi-year
budgets are provided for immediate repairs and projected operational expenses over periods of
typically five to thirty-five years. In addition, Mr. Mueller provides oversight of the environmental
assessments and input to clients on identified issues and their potential risk.
Mr. Mueller is also experienced in conducting asbestos, lead paint and radon surveys and his
structural engineering background affords him a thorough working knowledge of building systems,
which is especially useful. Kevin has managed asbestos services such as inspection, air sampling
and analysis, project management, risk assessments, project design, preparation of abatement
specifications, and development/implementation of operations and maintenance (O&M) programs.
His experiences have also included environmental assessment of property to identify potential
environmental liabilities associated with a given property.
Prior to joining Real Estate Advisory, L.L.C., Kevin had profit/loss responsibility for branch offices of
national consulting firms. He was responsible for client management, staffing, planning and
performing diverse environmental services. Kevin has also served as a structural engineer for a
large, national engineering firm. His experiences included structural assessment of concrete and
steel structures for field modifications at power plants.
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