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1. Executive Summary

1.1 Property Summary:

Property Name: Compass Christian Church

Current Use: Church, School and Meeting space

Previous Use: Church, School and Meeting space

Building Square Footage: 20,000 SF (Combined/2 Buildings)

Parcel Size: 5.5 Acres

Date Built: 1970, Renovation / Addition 1985

1.2 General Description:  Wake County lists the property as office space consisting of two buildings.  One
building consists of two floors with wood construction on a concrete slab foundation built in 1965.  The
building has CMU walls with wood joists supporting the roof covered by EPDM membrane. A second
building constructed in 1985 consisting of a steel-framed structure with corrugated metal panel, siding and
a steel-framed roof supporting insulated metal panels covered in what appears to be TPO-membrane
roofing.  The site faces SE with access off Fayetteville Road with parking primarily to the NW.  This parcel
is bordered on three sides by developed residential parcels and light commercial properties across
Fayetteville Road.  Grading is moderately sloped to the SE with stormwater runoff to municipal
stormwater drainage.

1.3 Reported Capital Improvements:  None.

1.4 Property Condition Overview:  Overall, the property is in good to fair condition.  The CMU and
wood-structure building is in fair to poor condition for its age, past use and current use.  Reportedly, half
of the building underwent asbestos remediation and was stripped to the bare studs, concrete slab and
joists/rafters.  The building appears structurally sound, but would require significant upfit to return the
space for occupancy.  Currently, this space is used only for storage.  The other half of this building,
referred to as “The Commons” is currently used for meeting space and a kitchen/cafeteria.
The metal-framed building is in good condition and contains classrooms and a large gymnasium which
doubles as the church congregation space.
Paved areas are in good condition. Flatwork is good, but some areas of cracking were observed.  The
retaining walls along the NE side of the metal building are damaged in some areas and will require
repair/replacement.

2. Purpose, Scope and Limitations/Exclusions

2.1 Purpose: Apex CRE Inspections was retained to conduct a detailed Property Condition
Assessment (PCA) of the listed property. The purpose of this assessment is to provide an objective,
independent, professional opinion of the cost of repairs needed at the property.
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2.2 Scope of Work:  The scope for this project is based on the American Society for Testing and
Materials (ASTM) E2018-15, Standard Guide for Property Condition Assessments: Baseline Property
Condition Assessment Process and generally accepted industry standards.

A commercial inspection requires the inspector to make observations, conduct research, and report
findings. The inspection is defined as the process of an inspector collecting information through visual
observation during a walk-through survey of the subject property, conducting research about the property,
and then generating a meaningful report about the condition of the property based on the observations
made and research conducted by the inspector.  Observations are defined as those potential items of
interest noted by the inspector during the walk-through survey portion of the inspection.

No inspection or investigation behind walls, inside plenums or in any other generally inaccessible areas
was performed. The investigation of the building facade was performed from street and/or balcony level.
No physical tests were made nor were any samples for engineering analysis collected. Apex CRE
Inspections makes no warranties regarding EIFS systems, curtain walls or other building skin conditions
that would not be readily observable and would, therefore, be considered outside the scope of this
assignment. Reliance was placed on the accuracy and disclosure of property representatives.

A visual survey for mold was conducted. The survey was limited to visual observations in the areas
walked and should not be considered a comprehensive survey of the property. No sampling was
conducted. No inspection or investigation behind walls or in any other generally inaccessible areas was
performed. A conclusion that no mold was observed, therefore, should not be taken as the property is
mold free or concerns do not exist in areas that were not inspected.

2.3 Limitations/Exclusions:  The inspection was performed at the request of the Client and for the Client’s
exclusive use and distribution. Apex CRE Inspections, in order to maintain professional detachment
from any real estate transaction, makes no determinations contingent upon any prior, current, or future
business arrangements related to real estate transactions. Apex CRE Inspections discloses no other
partnerships or business relationships with the Client.

The Client should understand that no inspection report is completely accurate. A report is only the written
communication of the observations made and research conducted by the inspector. Thus, according to
limitations of time and scope, the report contains those items which, in the inspector's opinion, are likely
to be of interest to the Client.

Condition assessments of the building structures and components evaluated are broken down into one of
the following descriptions:

1) Poor - Requiring action immediately or within 12 months.

2) Fair - Serviceable, but showing age and wear, and will require maintenance, repair or
replacement during the 10-year term.

3) Good - No major signs of age or wear, but may need replacement during the 10-year term.

4) Excellent - New or like new.

If you have any questions regarding this report, please contact the Inspector listed on the Cover Page of
this report.

Apex CRE Inspections 5309 Umstead Rd., Fuquay-Varina, NC
4



2.4 Research:  The objective of the document review and interviews is to augment the walk-through
survey and to assist the inspector’s understanding of the subject property and identification physical
deficiencies  Records or documents that are readily available and reasonably ascertainable may be
reviewed in completion of the assessment.  Accuracy and completeness of information varies among
information sources.  The inspector is not obligated to identify mistakes or insufficiencies in the
information provided. However, the inspector will make reasonable efforts to compensate for mistakes or
insufficiencies of information reviewed that are obvious in light of other information provided.  It is the
responsibility of the Client to verify the information as correct and true.

● Wake County GIS Record - Reviewed August 14, 2022
● Aerial photos and topography - (Google Maps) Reviewed August 14, 2022
● FEMA Floodplain Maps - Reviewed August 14, 2022
● Fire Extinguisher & Fire Suppression System Certifications - Reviewed on-site

3. Environmental

3.1 Limitations Statement:  This section does not constitute an Environmental Site Assessment and
comments are offered as a courtesy to the Client.

3.2 Property Prior Use:  Church and Office/Meeting Space

3.3 Adjacent Properties:

North - Residential Properties
East - Residential Properties
South - Light Commercial
West - Residential Properties

3.4 Wooded Areas/Wetlands/Waterways:  North

3.5 FEMA Floodplain Map (See Appendix - 3)

● Comment:  This property does not lie within the 100-year floodplain.

4. Site

4.1 Topography & Drainage:  The property is moderately sloped toward the SE into a municipal
stormwater drainage system.

● Standing Water:  Not Visible at time of inspection.
● Retention Ponds:  Not Present
● Signs of Erosion:  Minor erosion present around the perimeter of the congregation

hall/gymnasium.  Damaged retaining wall along NE side.
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4.2 Ingress/Egress: Access to the property is to the SE along Fayetteville Road or NW to Sanford
Avenue.  The apron is paved with asphalt leading to an asphalt parking lot located primarily between the
two main structures.

● Condition:  Good

4.3 Paving: Parking areas are paved with asphalt and will need milling / overlay and striping within the
term.  Cracks and patches are visible throughout the parking area.

● Condition: Good

4.4 Flatwork / Sidewalks:  Flatwork has cracking in several areas, but is generally acceptable without
separation nor displacement.

● Condition:  Good

4.5 Curbing:  Concrete.

● Condition:  Good
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4.6 Landscaping:  Grass, sparse bushes and trees throughout the property.

● Condition:  Good.

4.7 Appurtenances:

● Signage:  One monument  sign installed along Fayetteville Road.
○ Condition:  Good

● Exterior Lighting:  Pole and building mounted.
○ Condition:  Lighting coverage and functionality were not evaluated due to

daytime inspection.

● Fences and Retaining Walls:  Present. Minor damage to the retaining wall on the NE side
of the property, adjacent to the congregation hall.

○ Trim:  Aluminum, Wood
○ Windows: Operable Glass
○ Exterior Doors:  Glass with metal framing, Hollow metal
○ Interior Doors:  Hollow wood, Hollow metal
○ Stairways:  Wood framed stringers, treads and risers (interior). Metal-framed

stringers and treads with metal handrails (exterior).
○ Loading Docks:  Not Present

5. Envelope

5.1 Foundation and Substructure:  The buildings’ foundation structures are likely commensurate with
slab-on-grade, reinforced concrete, however, invasive testing to determine exact construction is beyond
the scope of this assessment.

● Condition:  Good

5.2 Basement/Crawl Space:  Not Present
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5.3 Exterior Walls & Facades:  The Commons building is constructed with painted CMU and brick exterior
walls, wood joists supporting plywood decking.  The Congregation Hall is constructed with steel posts,
beams and painted corrugated steel panel walls.

● Condition:  Good
○ Comment:   Visible cracks were observed on the interior brick wall of the Commons on

the SE end adjacent to the exterior door and window.  These cracks were not visible from
the exterior.  Cracks may indicate a structural defect which could undermine the stability
of the wall.  Recommend evaluation by a structural engineer and repair as may be
indicated.

6. Roof

6.1 Roof Framing:  The Commons building is CMU walls with wood framing, wooden joists/rafters
supporting plywood decking covered by EPDM membrane.  The Congregation Hall consists of steel
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I-beams supported by steel columns.  Steel joists support corrugated decking and what appears to be
TPO-membrane roofing.

6.2 Roof Covering:  EPDM-membrane on The Commons building and TPO-type membrane on the
Congregation Hall building.  The roof membrane on the Congregation Hall was reportedly replaced within
the last two years.  The slope and drainage of the Commons building is insufficient and several areas of
ponding were observed.  The slope and drainage of the Congregation Hall is adequate.

6.3 Gutters and Downspouts:  Gutters on the Commons building were clogged with debris and standing
water.  Gutters on the Congregation hall are rusted through near downspouts and should be replaced.

7. Plumbing

7.1 Water Meter:  Not Observed

7.2 Main Water Shutoff:  Not Accessible

7.3 Distribution Piping:  Copper, PEX, PVC

● Condition:  Good
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7.4 Wastewater Drainage:  Sanitary piping and venting is cast iron and PVC where visible.

● Condition:  Good

7.5 Wells:  Present. Not evaluated; beyond the scope of this assessment.

7.6 Wastewater Pump Station / Septic Systems:  Present. Not evaluated; beyond the scope of this
assessment.

7.7 Sump Pump:  Not Present

7.8 Hot Water Production:  One 12-gallon, electric water heater provides hot water to the Congregation
Hall and is 14 years old.  One, 40-gallon, electric water heater provides hot water to the Commons
building and is 18 years old.  Replacement Reserves are anticipated within the term.

● Condition: Good

8. Heating, Ventilation & Cooling (HVAC) Systems

8.1  System Overview:  One Payne, Roof Top-mounted Unit (RTU) heat pump provides heat and cooling
for The Commons building.  This unit appears to be 4.5 - 5 Tons cooling capacity and is 11 years old
(2011).
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The Congregation Hall has two, Rheem 15 ton air conditioners, approximately 19 years old (2003).  The
Congregation Hall has a Reznor, ceiling-mounted, propane-fired heating element with 300K BTU capacity.

● Condition:  Fair.  The Payne A/C unit  has a EUL of 15-20 years and replacement should
be considered during the term.

● Condition:  Fair.  The Rheem units have a EUL of 20-25 years and replacement should
be considered during the term.

● Condition:  Good.  The three units that heat/cool the classrooms/offices in the
Congregation hall are approximately 10-12 years old.  The Payne unit is a 5 ton A/C unit
with heat pump. The two Carrier units are 3 ton capacity heat pump units.  Units of this
size and type have an EUL of 15-20 years depending on the location, maintenance and
use and replacement should be considered during the term.

● Comment:  One propane tank is located on the NE side of the Congregation Hall and
supplies the ceiling-mounted heater.

9. Electrical

9.1 Electrical Service:  Main electrical service is provided to the NE side of each building from
pole-mounted transformers and into the building’s main distribution panels. Sub-panels and breakers are
found in each building.  The Congregation Hall has a main feed of 600 Amps 240/120 volts and The
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Commons building appears to have 200 Amps 240/120 volt service. (The breaker panels and electrical
service entrance areas did not have sufficient lighting to determine exact amperage and voltage.
However, based on current use and construction, this estimate would be commensurate with common
construction/use of this type).

9.2 Corrosion / Moisture / Damage / Overheating: None observed.

9.3 Adequate Clearance to Panel (30” W x 36” D x 78” H) ?  Yes.

9.4 Service Voltage:  240/120 Volts, Various Amperage listed on breakers.

9.5 Wiring Type (Where visible):  Copper wiring is used throughout the property where visible.

9.6 Overload Protection:  Main disconnect switches and circuit breakers are used at each distribution
panel.

9.7 AFCI / GFCI:  Generally present in wet areas. A representative sample of GFCI outlets were tested.

9.8 Breakers Properly Labeled ?:  Yes

9.9 Service Meters:  Exterior of buildings

9.10 Emergency Generators:  Not Present

10. Vertical Transportation

10.1 Elevators:  Not Present

10.2 Escalators:  Not Present

11. Life Safety & Fire Protection

11.1 Sprinklers / Fire Alarm System:  Not Present
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11.2 Fire Extinguishers: Fire Extinguishers are present with current inspection tags.  Fire extinguishers
should be inspected annually.

11.3 Fire Hydrants:  Fire hydrants were not observed/located on site.

11.4 Fire Access Roads:  Clearance of 13’-6” or higher ?  Yes.

11.5 Combustible Storage / Hazardous Waste on Site ?:  Not Observed.

11.6 Smoke Detectors/Alarms:  Present.

11.7 Carbon Dioxide Detectors/Alarms:   Not Present.

11.8 Emergency Lighting, Exit Signs and Alarms: Emergency lighting and exit signs are present.

11.9 Commercial Kitchen Fire Suppression:  Not Present.

12. Interior Elements

12.1 Ceilings:  Drop ceiling with acoustic tiles. Common areas have painted drywall.

● Comment:  Some ceiling tiles show signs of water damage/staining.  It is undetermined if
there is an active leak at this time.  Further investigation required to determine the cause
of the stained tiles.

12.2 Walls:  Walls are primarily painted drywall.

● Comment:  A small area of water damaged wall in the Congregation Hall adjacent to the
exterior doors on the west side appears to be dry at the time of inspection.
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12.3 Flooring:  Primarily tile with minimal carpet in some areas.

12.4 Windows:  Operable glass panel windows throughout both buildings.

● Comment:  Aluminum framed windows appear to be original construction, single-pane glass.
These windows provide minimal insulation and should be considered for replacement to improve
efficiency and operation.

12.5 Lighting:  Suspended fluorescent lights.

● Condition:  Good
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12.6 Bathroom Fixtures:  Standard bathroom fixtures installed in two common area bathrooms (Sinks,
Toilets, Urinals, Partitions, and Countertops..

● Condition: Good

12.7 Stairways:  Present

13. Commercial Cooking

Kitchen areas are not equipped nor qualify for commercial cooking.

14. Accessibility & ADA Compliance

The Property Condition Assessment included a Baseline Americans with Disabilities Act (ADA) Evaluation
which is a Visual Accessibility Survey consisting of a limited scope visual survey and based on the
checklist provided in ASTM E 2018-15. The baseline scope of work excludes limited measurements and
counts. Since the evaluation is limited in scope and is based on representative sampling, non-compliant
conditions may exist which will not be identified as a result of the assessment. This evaluation screening
is not to be considered an in-depth ADA or FHA survey or audit . The opinions regarding ADA compliance
should be considered preliminary. The purpose of the limited visual survey is to provide a general
observation of the level of attention paid to keeping the property ADA compliant.

14.1 Parking Spaces: The subject property has five marked ADA spaces, which are van-accessible at the
front of each building.  All striping must be reapplied every 7-10 years.

14.2 Flat or ramp access from parking lot ?  Yes.

14.3 Entrance:  Flat

14.3 Interior Travel:  No Obstructions.

14.5 Restroom Access:  Restrooms are clearly marked and accessible.  Fixtures are appropriately
installed.
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14.6 Elevator Access:  Not Present

15. Appendices

Appendix 1 - Property Maps, Drawings, Aerial Photography
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Appendix 2 - Definitions

Immediate Repairs - estimated cost of remedying an existing safety hazard, or repairing a system or
component that will likely fail within a year, is materially unsafe at time of inspection, and/or is likely to
cause a system failure, safety hazard, or significant cost escalation within one year.

Short Term Repairs - estimated cost of repairs which may not require immediate attention, but which
should not be delayed for more than two years. These may include deferred maintenance, routine
preventive maintenance, testing, further investigation, and/or related action.

Modified Capital Reserves - a schedule of estimated costs, on a rotating yearly basis, of typical repairs
and replacements that are not classified as maintenance or operating expenses. These are calculated
based on typical use and failure in a given area and are subject to idiosyncrasies of building use, tenant
number and use, weather, preventive maintenance, and related factors.

Good Condition - indicates that the component is acceptable as inspected, and in normal circumstances
requires routine and/or preventive maintenance. Systems and components may fail when predicted by
their estimated useful life (EUL).  Also written as, “Satisfactory.”

Fair Condition - indicates that the component is acceptable as inspected, but is more likely to require
repair or replacement due to EUL and/or evident conditions.

Poor Condition - indicates that the component requires repair, replacement, or professional investigation
at once.

EUL - Estimated Useful Life indicates the expected life of a system or component, if it is properly and
professionally maintained. Calculated from recent averages, a component’s real life-span may vary based
on construction quality, frequency and intensity of use, regular maintenance, and/or environmental
factors.

EFF AGE - Effective Age indicates the assessor’s educated opinion of the useful age of the system or
component. The effective age may or may not deviate from the actual age, depending on construction
quality, frequency and intensity of use, regular maintenance, and/or environmental factors.

RUL - Remaining Useful Life indicates the remainder of years left between EUL and EFF AGE.
Replacement of the component should be expected when the RUL is shorter than the Reserve Term.

Inflation Factor - indicates the predicted rise in required reserves to service the property, compounded
over time. This is based on historical averages and is a prediction, not a guarantee. As with any
prediction, the inflation factor is subject to change due to a host of related economic factors.

Cycle Replace - total cost of replacing an entire set of similar components. This is calculated based on
the Unit Cost multiplied by the Quantity. Each time the full set of components is replaced, the Cycle
Replace value is required.

Unit Cost - cost associated with replacing each single unit.

Deferred Maintenance - withheld maintenance items due to budget shortfalls, reallocation of funds,
negligence, and/or related factors. The practice or repeated deferred maintenance often leads to higher
costs in the long-term, as components fail, cause further damage, and/or promote health hazards.
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Appendix 3 - FEMA Floodplain Map

According to NC Floodmaps, this property does not lie in a floodplain.
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Appendix 4 - Capital Reserve Schedule

Modified Capital Reserve Schedule (hereinafter MCRS) is for probable expenditures outside of a regular
maintenance and operations budget. The estimates for the repair and capital reserves items noted within
this report are inserted in this report. This MCRS utilizes a 10-Year term and $1,000 cost minimum
threshold. Because these items are predictable according to cost and frequency, they should be budgeted
on an advanced annual basis. MCRS may also include items that are expected to fail within a predicted
timeline. MCRS explicitly excludes items that are expected to fail after the 10-Year reserve term, as well
as items that are not considered material to the property’s mechanical and structural integrity.

These estimates are built from recent invoices and/or bid documents, city cost indexes, researched
current construction costs, experience with past costs for similar properties, and educated predictions of
future economic conditions. These opinions are intended as a starting point for budgeting and cost
allocation along an order-of-first-importance timeline. As with all predictions, a host of factors will affect
the final cost of repairs, replacement, service, and maintenance items.

The following table represents the estimated reserves needed over the 10-Year Reserve Term.
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