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Purpose 
The purpose of this assessment was to visually observe the subject property so as to obtain information 
on material systems and components and provide brief descriptions, identify physical deficiencies and 
convey found information in a Property Condition Assessment Report.  
  
Scope 
This assessment was conducted under the protocols set forth in ASTM standard E2018-01.  The scope of 
this survey was limited to identifying the existing conditions of the following readily visible building 
components: 

·          Site Components 
·          Structure 
·          Electrical System 
·          Heating System 
·          Air Conditioning System 
·          Plumbing System 
·          Roofing System 
·          Exterior Components 
·          Interior Components 
  

Observations were limited to those components that were readily visible without moving or removing 
any item causing visual obstruction, such as furnishings, process equipment, vegetation, floor coverings, 
stored personal items, etc. 
  
No comment is offered on fire protection equipment or on fire regulations, building code compliance, or 
environmental concerns.  Also beyond the scope of this inspection are communication and security 
systems and underground sprinklers. 
  
This is not a code inspection.  Codes may be cited in the report because they were a resource that aided 
in us forming an opinion about some conditions.  Rarely is a building owner required by a jurisdiction to 
make changes to an existing building in order to conform to current codes.  Conformance to current 
codes is required, however, when permitted renovations are undertaken and only to those areas affected 
by the renovation. 
  
Deviations From Standard 
The following items were not provided and therefore deviate from the ASTM E2018-01 Standard: 
appraisals, certificates of occupancy, safety inspection records, warranty information, pending proposals 
for future work, cost estimates, outstanding citations for building, fire and zoning code, ADA survey, 
records indicating building turnover percentages, building rent roll, drawings or specifications. 
  

Comment Key or Definitions 
Following are definitions of comment descriptions represented in this inspection report. All comments 
by the inspector should be considered before purchasing this property.  Any recommendations by the 
inspector to repair or replace suggests a second opinion or further inspection by a qualified contractor. 
 All costs associated with further inspection fees and repair or replacement of items, components or units 
should be considered before you purchase the property. 
  
Inspected (IN) = I visually observed the item, component or unit, and if no other comments were made 
then it appeared to be functioning as intended, allowing for normal wear and tear. 
  

Date: 4/17/2007 Time: 9:00 AM Report ID:  

Property:  
1XXXX West Valley Highway 
Renton, WA  

Client:  
Commercial Building

Real Estate Professional: 
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Not Inspected (NI)= I did not inspect this item, component or unit and made no representations of 
whether or not it was functioning as intended and will state a reason for not inspecting. 
  
Not Present (NP) = This item, component or unit is not in this building or on this property. 
  
Repair or Replace (RR) = The item, component or unit is not functioning as intended or needs further 
inspection by a qualified contractor.  Items, components or units that can be repaired to satisfactory 
condition may not need replacement. 
  
The end of this report contains a summary section that will provide you with a preview of the 
components or conditions that need service or a second opinion, but it is not definitive. Therefore, it is 
essential that you read the full report.  

Number of Stories: 
Two 
 

Est. Age of Building: 
15 - 20 Years 
 

Approximate Square Footage: 
60 000 
 

Current Use of Building: 
Manufacturing facility and offices 
 

Building Main Entrance Faces: 
West 
 

Weather: 
Clear 
 

Temperature: 
50 - 60 
 

Rain in last 3 days: 
Yes 
 

Soil Conditions: 
Damp 
 

Client Is Present: 
No 
 

1XXXX West Valley Highway Page 3 of 33

Axiom Building Inspections Report #



1. Site 

The subject building is situated on a rectangular-shaped lot.  The lot is nearly level, with an approximate elevation of 75 feet 
above sea level.  Vehicular access if from XX.  For purposes of orientation in this report, the main entrance facing XX is 
considered to be the west side of the building.  An asphalt covered parking lot and lane is present on all four sides of the 
building.  There are 112 striped parking stalls on the lot, including one designated handicapped stall.  Concrete curbs ring the 
parking lot and provide vehicle guards to the building.  The front concrete sidewalk is ramped to provide handicapped access 
to the main entrance.  A below-grade loading ramp is located on the north side of the building.  Waste containers are stored in 
a chain-link enclosure on the southeast corner of the property.  Landscaping features include trees, shrubs, and lawn 
adjoining the building and on the north, west, and south easements.  Surface drainage grates are installed in all sides of the 
parking lots.  The property is not fenced.  Exterior light fixtures are installed on the walls of the building.   

   

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
Comments:  

1.0 The asphalt parking surface exhibits signs of wear and aging.  Several cracks are present in the driving lanes along the 
south, east, and north sides of the lot.  The worst cracking is situated at the southeast corner, in front of the waste disposal 
container.  The friction from the turning wheels on the heavy waste trucks damages the asphalt.  Numerous recent asphalt 
patches are present in the lot.  Deterioration of asphalt increases more rapidly when cracks develop because more water 
penetrates the material and vegetation can take root.  Surface patching usually is effective for only a few years.  The 
parking lot will need to be resurfaced in about 5 years.  I recommend that a reputable paving contractor further evaluate 
and provide an estimated lifespan of the current parking surface and replacement costs. 

 

 IN NI NP RR

1.0 Parking area surface    X
1.1 Parking area curbs, striping, and bollards    X
1.2 Landscaping and vegetation as it affects the building X    
1.3 Surface drainage X    
1.4 Walkways X    
1.5 Retaining walls   X  
1.6 Fencing   X  
1.7 Signage X    
1.8 Waste Storage Facilities X    

 IN NI NP RR
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1.1 (1) A six-foot-long section of concrete curb, at the northeast corner of the parking lot is damaged by vehicle traffic.  I 
recommend repair by a paving contractor. 

 
(2) The receiving area is paved with asphalt, which is in good condition.  Yellow, metal bollards installed in the receiving 
area protect the building and equipment from vehicle impact.   

1.4 Public sidewalks provide pedestrian access to the main entrance and along XX Street.  A tile-covered ramp, located 
behind a planter, allows handicapped access to the main entrance. 

 
1.0 Picture 1

 
1.0 Picture 2

 
1.1 Picture 1
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2. Structural Components 

The building's foundation is a concrete slab.  Wall structure is comprised of steel columns on the north and south sides.  The 
walls of the assembly area are poured in place, tilt-up, concrete panels, measuring about 25 feet wide.  The columns are 
positioned at the joints of the concrete wall panels and support the wall panels.  Steel beams attach to the columns and run 
north to south to provide the roof support.  Pressed galvanized steel purlins run east to west on the beams at four-foot 
intervals, and provide the support for the roof panels.   

   

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
 
The client should be aware that all structures are dependent upon the soil beneath them for support, however soils are not 
uniform.  Some soils that appear to be firm and solid can liquefy and become unstable during seismic activity.  Also, with the 
influx of water, soil's volume can expand greatly and move structures with relative ease; raising and lowering them, and 
fracturing slabs and other hard surfaces.  Foundations are not uniform, and generally conform to the structural standard of the 
year in which they were built.  In accordance with the standards of practice governing this inspection, we identify foundation 
types and look for any evidence of structural deficiencies.  Cracks or deteriorated surfaces in foundations are quite common 
and in fact, it would be rare to find a raised foundation wall that was not cracked or deteriorated in some way, or a slab 
foundation that did not include some cracks concealed beneath the floor covering.  Most cracks are related to the curing 
process or to common settling, including some wide ones called cold-joint separations that typically contour the footings.  
Other cracks can be more structurally significant and reveal the presence of expansive soils that can predicate more or less 
continual movement.  We will comment on observations of suspicious cracks that are clearly visible.  However, we are not 
specialists, and in the absence of any major defects we may not recommend that you consult with a foundation contractor, a 
structural engineer, or a geotechnical specialist, but this should not deter you from seeking the opinion of any such expert.  

 

 IN NI NP RR

2.0 Foundation X    
2.1 Columns or piers X    
2.2 Walls (Structural) X    
2.3 Floors (Structural) X    
2.4 Ceilings (Structural) X    
2.5 Insulation in unfinished spaces X    

 IN NI NP RR
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3. Exterior Components 

The exterior siding of the office section is hard-coat stucco.  The siding on the manufacturing facility is the exterior painted 
surface of the concrete, tilt-up panels.  Beams of formed galvanized metal are used as architectural trim details and 
to construct pergolas. 

Styles & Materials 

 

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
Comments:  

3.0 Rust was noted on the metal architectural trim pieces.  I recommend that the trim be painted by a painting contractor. 

3.2 Fogged window panes were noted on the south facing windows of the upper level office on the southwest corner and in 
two upper level offices across from the women's restroom.  Fogging between the panes of a thermal insulated window is 
indicative of a broken seal or failed desiccant.  There is no satisfactory repair for this condition and the affected windows 
should be replaced. 

SIDING MATERIAL: 
Stucco 

APPURTENANCE: 
Loading Dock 

EXTERIOR ENTRY DOORS: 
Metal frames with insulated glass 

WINDOWS: 
Metal framed 
Thermal insulated 

OVERHEAD DOORS: 
Metal 

 IN NI NP RR

3.0 Wall cladding, flashing, trim and paint.    X
3.1 Eaves, soffits and fascias X    
3.2 Windows    X
3.3 Exterior doors X    
3.4 Loading bays, docks and ramps X    
3.5 Decks, balconies, stoops, steps, areaways, porches and railings X    

 IN NI NP RR

 
3.0 Picture 1
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3.2 Picture 1

 
3.2 Picture 2
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4. Roof System, Drainage, Roof Penetrations 

Styles & Materials 

 

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
Comments:  

4.1 The coping flashing on the top surface of the parapet wall is corroded.  It appears to be the original coping and was not 
replaced during the last replacement of the roof covering.  The joints in the coping on the west side are detached.  Gaps are 
appearing in the joints and the sealant is cracked or missing in the coping on the west side.  A water stain is visible in a 
ceiling tile in the west conference room, which may have resulted from poorly sealed coping.  I recommend that a roofing 
contractor evaluate the coping and replace sections or repair defective joints as required. 

VIEWED ROOF COVERING FROM: 
Walked Roof 

ROOF COVERING: 
Modified Bitumen 

ROOF-TYPE: 
Low Slope 

ESTIMATED AGE OF ROOF COVERING: 
5 to 10 Years 

VENTILATION: 
Soffit Vents 

ROOF DRAINAGE METHODS: 
Interior Scuppers 
Interior Downspouts 
Metal Gutters 
Metal Downspouts 

 IN NI NP RR

4.0 Roof Covering X    
4.1 Flashings    X
4.2 Roof Penetrations    X
4.3 Skylight(s) X    
4.4 Ventilation of attic/above ceiling space X    
4.5 Roof drainage systems X    
4.6 Roof Access   X  

 IN NI NP RR

 
4.1 Picture 1
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4.2 The structure supporting the light illuminating the sign on the west exterior wall is attached to the top of the parapet 
wall.  Bolts are piercing the coping on the parapet and don't have any visible sealant.  I recommend that the attachments be 
properly sealed to prevent water intrusion into the parapet. 

4.5 (1) Brackets on the downspouts at the northeast corner and the north central section of the flat roof are unfastened.  I 

 
4.1 Picture 2

 
4.1 Picture 3

 
4.2 Picture 1
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recommend that the brackets are re-connected as they are needed to support the large diameter downspouts. 

 
(2) The south section of the roof is drained through internal scuppers and downspouts.  The scuppers are covered with 
debris screens.  No back-ups or leaks were noted. 

4.6 No roof access is built into the structure.  Access is by a tall ladder.  I recommend that a scupper be installed in the roof 
to allow safer access for maintenance personnel. 

The roof of the building was inspected and reported on with the above information. While the inspector makes every effort to 
find all areas of concern, some areas can go unnoticed. Whereas the condition of a roof covering can be evaluated,  it is 
virtually impossible for anyone to detect a leak except as it is occurring or by specific water tests, which are beyond the scope 
of our service.  Even water stains on ceilings, or on the framing within attics, could be old and will not necessarily confirm an 
active leak without some corroborative evidence, and such evidence can be deliberately concealed.  Only the installers can 
credibly guarantee that a roof will not leak.  We attempt to estimate the roof's age, but we will not predict its remaining life 
expectancy, or guarantee that it will not leak.  The sellers or the occupants of a building will generally have the most intimate 
knowledge of the roof and of its history.  We recommend that you ask the sellers about their knowledge of the roof condition, 
or that you obtain a roof certification from an established and reputable roofing company.  

 
4.5 Picture 1

 
4.5 Picture 2

1XXXX West Valley Highway Page 12 of 33

Axiom Building Inspections Report #



5. Interior Components 

Styles & Materials 

 

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
Comments:  

5.0 Suspended ceiling tiles in the employee lunch room and in the east electric utility room are damaged or missing 
because of water damage.  No active leaks were noted at the time of the inspection.  

5.4 The middle and east panes of glass on the interior wall of the north-central office are not identified as tempered glass.  
The east pane of glass on the hallway windows of the central office, south of the reception area, is not identified as 
tempered glass.  The interior windows of these offices require safety glazing because they meet the conditions specified in 
Section 2406.3, Item 7 of the International Building Code.  Safety glazing is required where the exposed area of a pane is 
greater than 9 square feet, the bottom edge of the pane is within 18 inches of the floor, the top edge is greater than 36 
inches above the floor, and the pane is within 36 inches of a walking surface.  Section 2406.2 of the International Building 
Code requires that all safety glazing must be permanently etched with its safety rating.  I recommend that tempered glass 
be installed in all areas meeting these conditions by a contractor for safety reasons. 

CEILING MATERIALS: 
Suspended ceiling tiles 

WALL MATERIAL: 
Sheetrock 

FLOOR COVERING(S): 
Carpet 
Vinyl 

INTERIOR DOORS: 
Hollow Core 
Wood 

LIGHTING: 
Fluorescent 
Incandescent 
Metal Halide 

 IN NI NP RR

5.0 Ceilings    X
5.1 Walls X    
5.2 Floors X    
5.3 Doors (representative sample) X    
5.4 Windows in interior walls (representative sample)    X
5.5 Interior lighting fixtures X    
5.6 Steps, stairways, balconies and railings X    
5.7 Closets and storage areas X    

 IN NI NP RR

 
5.0 Picture 1

1XXXX West Valley Highway Page 13 of 33

Axiom Building Inspections Report #



5.5 Fluorescent fixtures with diffusers illuminate the office spaces.  Office spaces and the assembly area also have recessed 
incandescent fixtures.  

5.6 The stairways are clear and illuminated.  Doors to the stairways were found to be unlocked, which is appropriate for 
fire safety reasons. 

 
5.4 Picture 1

 
5.6 Picture 1
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6. Electrical System 

Power is delivered underground to the building from a 750kva, ground mounted transformer, located at the south wall of the 
building.  One electric meter is installed on an adjacent wall.  Four electrical transformers were observed inside the building.  
The transformers step down the 480 volt service to 208/120 volt service.  A floor-mounted dry transformer is located in the 
electrical closet in the office section.  It was manufactured by ITE, has a 75kva capacity, and is rated for 3-phase, 4-wires 
systems.  Two floor-mounted dry transformers, manufacture by Jefferson Electric, and having a 45kva capacity each, are 
located on the west side of the mezzanine.  A wall-mounted transformer, manufactured by GE is located on the east wall and 
was not accessible. 

Nine electric service panels were observed.  All were manufactured by Siemens.  A panel and sub-panel labeled L-2 are 
located in the electrical closet.  The panel is rated for 200 amps and 208/120 volt, 3-phase, 4-wire systems.  Another panel 
labeled B is rated for 225 amps, 480/277 volts, 3-phase, 4-wire systems.  Two panels are located at the shop floor below the 
mezzanine.  Panel H is rated for 480/277 volts, 150 amps, 3-phase, 4-wire systems.  Panel L3 is rated for 225 amps and 
208/120 volts.  Two panels are located in the northwest corner of the shop.  Panel C is rated 480/277 volts and Panel L3 is 
rated for 208/120 volts and 200 amps.  Panel L7 and subpanel L1 are located at the east end of the shop.  A panel on the north 
wall of the clean room and is rated for 480 volts. 

The 480-volt panels distribute power to the metal halide lights in the shop ceiling. 

Styles & Materials 

 

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
Comments:  

6.1 Several pieces of stored items are present in the electrical room at the southeast corner of the building.  In Section 
110.26 of the National Electrical Code, it requires that a clear space 30 inches wide, 36 inches deep, and 78 inches high be 
maintained in front of electrical equipment.  The purpose is to provide safe access for service personnel, for quick access in 
an emergency situation, and for fire safety reasons.  I recommend that adequate access to the electric service equipment be 
achieved for safety reasons. 

ELECTRICAL SERVICE CONDUCTORS: 
Below Ground 
Aluminum 

POWER: 
208/240 volt 
277/480 volt 
Three-phase/Four-wire 

MAIN DISCONNECT: 
400 Amps 

PANEL TYPE: 
Circuit Breakers 

ELEC. PANEL MANUFACTURER: 
Square D 

BRANCH WIRE 15 and 20 AMP: 
Copper 

WIRING METHODS: 
Non-metallic sheathed cable 
Armored Cable 

NO. OF ELECTRIC METERS: 
Two 

LOCATION OF METER(S): 
Exterior east wall 

 IN NI NP RR

6.0 Service Entrance Conductors X    
6.1 Service and grounding equipment, Main overcurrent and disconnect equipment, Distribution panels, 

equipment rooms    X
6.2 Location of distribution equipment and panels.    X
6.3 Branch circuit conductors, branch circuit overcurrent devices X    
6.4 Connected devices and fixtures (observed from a representative number of lighting fixtures, ceiling fans 

and switches)    X
6.5 Polarity, grounding, and condition of receptacles (observed from a representative number of accessible 

receptacles) X    
6.6 Presence of Ground Fault Circuit Interrupter (GFCI) outlets in required locations    X
6.7 Operation of GFCI receptacles from a representative sample X    
6.8 Exhaust venting equipment (representative sample) X    
6.9 Emergency standby generator X    

 IN NI NP RR
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6.2 (1) There is insufficient clearance between a floor-mounted transformer and a refrigerator in the lower level electrical 
equipment room.  The manufacturer of the transformer requires a minimum clearance from walls and other objects as 
stated on a label on the equipment.  The purpose is to provide adequate ventilation and reduce the risk of a dangerous 
build-up of heat.  I recommend that adequate clearance at the transformer is achieved for fire safety reasons. 

 
(2) The manufacturer's labels on the two floor-mounted electrical transformers in the west end of the mezzanine specify 
that the transformers are not to be mounted on a combustible surface.  The floor of the mezzanine is plywood.  I 
recommend that the installation of the transformers be checked by a qualified commercial electrician. 

 
6.1 Picture 1

 
6.2 Picture 1
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6.4 The wiring to a ground-mounted floodlight at the southeast corner of the building has been disconnected.  The lens of 
the floodlight is fogged.  The cover of the electric junction box is missing.  Recommend repairs by a qualified electrician. 

6.6 GFCI protection is not provided at the receptacles in the two restrooms and at the counter receptacle near the lunch 
room sink.  A ground fault circuit interrupter (GFCI) is a modern electrical device, either receptacle or circuit breaker, 
which is designed to protect people from electric shock.  In the event of a fault in an appliance, someone touching the 
appliance could become the path to ground for the current.  The GFCI shuts off power in the circuit and protects 
someone from receiving a potentially fatal shock.  For the protection of occupants, GFCIs are required in wet or damp 
environments in new or remodeled buildings, and are recommended in all buildings.  I recommend that a qualified 
electrician install GFCI receptacles at the outlets in the restrooms and lunchroom counter for safety reasons. 

6.9 The standby generator has 533.8 hours on the clock.  A log book indicates that the building engineer operates and 
tests the generator weekly.  The automatic switching devices are check annually by the fire department according to the 
building engineer.    

 
6.2 Picture 2

 
6.4 Picture 1
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7. Heating, Ventilation and Air Conditioning 

Several units of heating and air conditioning equipment are located on the roof, including: 
Trane heat pump on the west section manufactured in 1993.  The unit has a cooling capacity of 6 tons.  
Trane split system air conditioner unit on north section of roof.  The unit was manufactured in 1998 and has a cooling 
capacity of 3 tons. 
Trane air conditioner/gas-fired furnace unit installed to the west of the main air handler.  It was manufactured in 1992 and has 
a cooling capacity of 8.5 tons and a heating capacity of 250,000 BTU/HR. 
Trane air conditioner/gas-fired furnace unit installed at the southwest section.  It was manufactured in 1997 and has a cooling 
capacity of 4 tons and a heating capacity of 90,000 BTU/HR. 
Trane air conditioner/gas-fired furnace unit installed at the south section.  It was manufactured in 1993 and has a cooling 
capacity of 5 tons and a heating capacity of 90,000 BTU/HR. 
Trane air conditioner/gas-fired furnace unit installed at the southeast corner.  It was manufactured in 1991 and has a cooling 
capacity of 6 tons and a heating capacity of 120,000 BTU/HR. 
A Trane evaporator unit installed in the ceiling of the receiving area was manufactured in 1998 and has a cooling capacity of 
3 tons. 
Air handlers manufactured by Heat Transfer Specialties in 1994 are installed on the north central section. 
The compressor unit of a split system air conditioner is located outside at the northwest section of the building.  The unit is a 
residential grade and was manufactured by Carrier in 1992.  It has a cooling capacity of 5 tons and an efficiency rating of 10 
SEER, which is considered inefficient by modern standards.  The evaporator unit of the system is located in the north section 
of the mezzanine.   

  

   

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
Comments:  

7.1 (1) The Trane AC/gas-fired furnace unit on the west section of the roof is, at 15 years, nearing the end of its normal 
functional lifespan of 15-20 years.  Paint is peeling from the housing and rust stains are present at the exhaust vents.  The 
unit was operating in heat mode at the time of the inspection. 

 IN NI NP RR

7.0 Condition of heat pump/air conditioner package units X    
7.1 Condition of air conditioner/gas-fired furnace package units    X
7.2 Condition of split system air conditioner/heat pump units    X
7.3 Condition of split system air conditioner units    X
7.4 Operating controls X    
7.5 Chimneys, flues and vents X    
7.6 Air distribution system    X
7.7 Restroom Ventilation and exhaust X    

 IN NI NP RR
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(2) Two air filters for the air handler on the large air conditioner/heater unit are broken and lying on the roof.  Recommend 
that new filters are installed by a HVAC contractor. 

7.2 The foam insulation on the condensate lines on the old Trane air conditioner/heat pump unit at the northeast corner is 
missing or badly deteriorated.  The lack of insulation reduces the efficiency of the heating and cooling functions.  
Recommend installation of new insulation on the condensate lines. 

 
7.1 Picture 1

 
7.1 Picture 2
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7.3 (1) The evaporator unit, above the ceiling in the southwest corner, does not have a condensate overflow tray.  The 
condensate is pumped out, but if the pump fails or the drain line clogs, water will spill onto the ceiling.  Stained ceiling 
tiles were noted.  I recommend that a HVAC contractor install a condensate overflow tray with a drain line. 

 
(2) The Trane split system air conditioner unit at the north section of the is 9 years old and was reported to be operational 
by the building engineer. 

 
7.2 Picture 1

 
7.3 Picture 1
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(3) At 15 years, the ground mounted air conditioner unit at the northwest section is at the end of its normal functional 
lifespan.  A thick build-up of ice is present on refrigerant lines on the exterior and interior sides of the compressor unit.  Ice 
build-up can be a sign of low refrigerant levels or a clogged filter.  Ice is present on the refrigerant line leading to the 
evaporator unit in the mezzanine.  The ice has caused water damage to the mezzanine floor and the ceiling below.  I 
recommend that a qualified HVAC contractor examine the system and provide repairs.  Replacement of the system should 
be expected in the near future. 

 
7.3 Picture 2

 
7.3 Picture 3
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7.6 (1) A small hole is present in an air conditioning duct in the attic space above the board room.  Cool air could be felt in 
the attic space.  I recommend that the hole be repaired. 

 
(2) A heating duct is disconnected in the attic space above the interior office on the northwest section of the building.  
Recommend repair by a HVAC contractor. 

 
7.3 Picture 4

 
7.6 Picture 1
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All of the air conditioner systems in the building are charged with R-22 refrigerant.  In 1987, at an international meeting 
known as the Montreal Protocol, new regulations concerning chemicals with ozone depleting properties were adopted by 
participating nations.  As a result, the existing refrigerant, R-22, which is used in the air conditioner systems in this building, 
was targeted as an ozone depleter due to the chlorine molecules it contains.  Because of its deleterious effect on the 
atmosphere, a scheduled phase out of production of R-22 began in 2004.  New production of R-22 will cease in 2020.  The 
client should be aware that it is possible that the availability and price of future supplies of R-22 refrigerant needed for 
maintenance of the units in this building could be affected by the phase-out of production.  Further information about R-22 
refrigerant and its phase-out can be found in an article  found at:www.epa.gov/ozone/title6/phaseout/22phaseout.html. 

 
7.6 Picture 2
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8. Plumbing System 

Two electric water heaters are located in the office section.  A water heater manufactured by Bradford White in 1990 and 
having a capacity of 40 gallons is located above the restrooms in the upper level of the office section.  The other water heater 
was manufactured by American Standard in 1999 and has a capacity of 50 gallons.  It is located in the utility closet on the 
main level of the office section. 

Styles & Materials 

 

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
Comments:  

8.1 The hose bibb on the east end of the south wall is leaking.  Stained concrete on the wall and sidewalk, and flooding of 
the landscaping indicate that the leak has been present for a prolonged period.  I recommend that the hose bibb be repaired 
by a qualified plumber. 

8.2 (1) The electric water heater, located in the attic space above the upper level restrooms, is old and well past its normal 
functional life span of 10-12 years.  Corrosion was noted at the base of the housing.  No seismic bracing is present on the 
water heater.  I recommend replacement of the water heater. 

WATER SOURCE: 
Public 

WATER SUPPLY PIPE 
MATERIAL: 
Copper 

PLUMBING DISTRIBUTION PIPES 
MATERIAL(S): 
Copper 

PLUMBING WASTE PIPES 
MATERIAL(S): 
ABS 

WATER HEATER POWER 
SOURCE: 
Electricity 

NUMBER OF GAS METERS: 
One 

LOCATION OF GAS METER(S): 
Exterior south wall 

 IN NI NP RR

8.0 Interior drain, waste and vent systems X    
8.1 Interior water supply and distribution systems and fixtures    X
8.2 Hot water systems, controls, chimneys, flues and vents    X
8.3 Main water shut-off device and location X    
8.4 Fuel storage and distribution systems    X
8.5 Sump Pump   X  

 IN NI NP RR

 
8.1 Picture 1

1XXXX West Valley Highway Page 25 of 33

Axiom Building Inspections Report #



 
(2) The temperature/pressure relief valve on the water heater on the main level does not have the required discharge pipe.  
The relief valve and discharge pipe are important safety items on water heaters.  I recommend that a qualified plumber 
install a discharge pipe that terminates within 6 inches of the floor or that terminates outside with no upward-sloping legs. 

8.3 The main water shut off valve is located in the main level utility room.  (Information purposes only) 

8.4 (1) The gas line to the air conditioner/heat pump package unit at the southeast corner does not have a sediment trap.  A 
sediment trap is a T fitting on the gas supply pipe that traps dirt embedded in the natural gas before it enters the burners.  
An older unit may not receive much benefit from a sediment trap, but it is recommended that one is installed when the unit 
is replaced. 

 
8.2 Picture 1

 
8.2 Picture 2
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(2) The support block for the gas supply pipe to the Trane air conditioner/heat pump package at the northwest corner is 
detached.  Recommend that repairs be made to achieve adequate support of the gas supply line. 

 
8.4 Picture 1

 
8.4 Picture 2
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9. Restroom Components 

Styles & Materials 

 

IN=Inspected, NI=Not Inspected, NP=Not Present, RR=Repair or Replace 
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CEILING MATERIALS: 
Suspended Ceiling Tiles 

WALL MATERIAL: 
Sheetrock 

FLOOR COVERING(S): 
Vinyl 

COUNTER MATERIAL: 
Laminate 

LIGHTING: 
Fluoresent 

NO. OF RESTROOMS: 
Four 

 IN NI NP RR

9.0 Ceilings X    
9.1 Walls X    
9.2 Floors X    
9.3 Sink base and cabinetry X    
9.4 Doors (representative sample) X    
9.5 Windows (representative sample)   X  
9.6 Shower enclosure X    

 IN NI NP RR
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General Summary 

The following items or discoveries indicate that these systems or components do not function as 
intended or adversely affect the habitability of the building; or appear to warrant further investigation by 
a specialist, or require subsequent observation. This summary shall not contain recommendations for 
routine upkeep of a system or component to keep it in proper functioning condition or recommendations 
to upgrade or enhance the function, efficiency, or safety of the building. This summary is not the entire 
report. The complete report may include additional information of concern to the customer. It is 
recommended that the customer read the complete report in addition to the summary. 

1. Site 

 
3. Exterior Components 

 
Axiom Building Inspections 

15874 14th Ave NE 
Seattle, WA 98155  

Client 
Commercial Building 

Property Address  
1XXXX West Valley Highway 

Renton, WA  

1.0 Parking area surface
 Repair or Replace

The asphalt parking surface exhibits signs of wear and aging.  Several cracks are present in the 
driving lanes along the south, east, and north sides of the lot.  The worst cracking is situated at the 
southeast corner, in front of the waste disposal container.  The friction from the turning wheels on 
the heavy waste trucks damages the asphalt.  Numerous recent asphalt patches are present in the 
lot.  Deterioration of asphalt increases more rapidly when cracks develop because more water 
penetrates the material and vegetation can take root.  Surface patching usually is effective for 
only a few years.  The parking lot will need to be resurfaced in about 5 years.  I recommend that a 
reputable paving contractor further evaluate and provide an estimated lifespan of the current 
parking surface and replacement costs. 

1.1 Parking area curbs, striping, and bollards
 Repair or Replace

(1) A six-foot-long section of concrete curb, at the northeast corner of the parking lot is damaged 
by vehicle traffic.  I recommend repair by a paving contractor. 

3.0 Wall cladding, flashing, trim and paint.
 Repair or Replace

Rust was noted on the metal architectural trim pieces.  I recommend that the trim be painted by a 
painting contractor. 
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4. Roof System, Drainage, Roof Penetrations 

 
5. Interior Components 

3.2 Windows
 Repair or Replace

Fogged window panes were noted on the south facing windows of the upper level office on the 
southwest corner and in two upper level offices across from the women's restroom.  Fogging 
between the panes of a thermal insulated window is indicative of a broken seal or failed 
desiccant.  There is no satisfactory repair for this condition and the affected windows should be 
replaced. 

4.1 Flashings
 Repair or Replace

The coping flashing on the top surface of the parapet wall is corroded.  It appears to be the 
original coping and was not replaced during the last replacement of the roof covering.  The joints 
in the coping on the west side are detached.  Gaps are appearing in the joints and the sealant is 
cracked or missing in the coping on the west side.  A water stain is visible in a ceiling tile in the 
west conference room, which may have resulted from poorly sealed coping.  I recommend that a 
roofing contractor evaluate the coping and replace sections or repair defective joints as required. 

4.2 Roof Penetrations
 Repair or Replace

The structure supporting the light illuminating the sign on the west exterior wall is attached to the 
top of the parapet wall.  Bolts are piercing the coping on the parapet and don't have any visible 
sealant.  I recommend that the attachments be properly sealed to prevent water intrusion into the 
parapet. 

4.5 Roof drainage systems
 Inspected

(1) Brackets on the downspouts at the northeast corner and the north central section of the flat 
roof are unfastened.  I recommend that the brackets are re-connected as they are needed to support 
the large diameter downspouts. 

4.6 Roof Access
 Not Present

No roof access is built into the structure.  Access is by a tall ladder.  I recommend that a scupper 
be installed in the roof to allow safer access for maintenance personnel. 

5.0 Ceilings
 Repair or Replace

Suspended ceiling tiles in the employee lunch room and in the east electric utility room are 
damaged or missing because of water damage.  No active leaks were noted at the time of the 
inspection.  

5.4 Windows in interior walls (representative sample)
 Repair or Replace

The middle and east panes of glass on the interior wall of the north-central office are not 
identified as tempered glass.  The east pane of glass on the hallway windows of the central office, 
south of the reception area, is not identified as tempered glass.  The interior windows of these 
offices require safety glazing because they meet the conditions specified in Section 2406.3, Item 7 
of the International Building Code.  Safety glazing is required where the exposed area of a pane is 
greater than 9 square feet, the bottom edge of the pane is within 18 inches of the floor, the top 
edge is greater than 36 inches above the floor, and the pane is within 36 inches of a walking 
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6. Electrical System 

 
7. Heating, Ventilation and Air Conditioning 

surface.  Section 2406.2 of the International Building Code requires that all safety glazing must be 
permanently etched with its safety rating.  I recommend that tempered glass be installed in all 
areas meeting these conditions by a contractor for safety reasons. 

6.1 Service and grounding equipment, Main overcurrent and disconnect equipment, 
Distribution panels, equipment rooms

 Repair or Replace
Several pieces of stored items are present in the electrical room at the southeast corner of the 
building.  In Section 110.26 of the National Electrical Code, it requires that a clear space 30 
inches wide, 36 inches deep, and 78 inches high be maintained in front of electrical equipment.  
The purpose is to provide safe access for service personnel, for quick access in an emergency 
situation, and for fire safety reasons.  I recommend that adequate access to the electric 
service equipment be achieved for safety reasons. 

6.2 Location of distribution equipment and panels.
 Repair or Replace

(1) There is insufficient clearance between a floor-mounted transformer and a refrigerator in the 
lower level electrical equipment room.  The manufacturer of the transformer requires a minimum 
clearance from walls and other objects as stated on a label on the equipment.  The purpose is to 
provide adequate ventilation and reduce the risk of a dangerous build-up of heat.  I recommend 
that adequate clearance at the transformer is achieved for fire safety reasons. 
(2) The manufacturer's labels on the two floor-mounted electrical transformers in the west end of 
the mezzanine specify that the transformers are not to be mounted on a combustible surface.  The 
floor of the mezzanine is plywood.  I recommend that the installation of the transformers be 
checked by a qualified commercial electrician. 

6.4 Connected devices and fixtures (observed from a representative number of lighting fixtures, 
ceiling fans and switches)

 Repair or Replace
The wiring to a ground-mounted floodlight at the southeast corner of the building has been 
disconnected.  The lens of the floodlight is fogged.  The cover of the electric junction box is 
missing.  Recommend repairs by a qualified electrician. 

6.6 Presence of Ground Fault Circuit Interrupter (GFCI) outlets in required locations
 Repair or Replace

GFCI protection is not provided at the receptacles in the two restrooms and at the counter 
receptacle near the lunch room sink.  A ground fault circuit interrupter (GFCI) is a modern 
electrical device, either receptacle or circuit breaker, which is designed to protect people from 
electric shock.  In the event of a fault in an appliance, someone touching the appliance could 
become the path to ground for the current.  The GFCI shuts off power in the circuit and protects 
someone from receiving a potentially fatal shock.  For the protection of occupants, GFCIs are 
required in wet or damp environments in new or remodeled buildings, and are recommended in all 
buildings.  I recommend that a qualified electrician install GFCI receptacles at the outlets in the 
restrooms and lunchroom counter for safety reasons. 

7.1 Condition of air conditioner/gas-fired furnace package units
 Repair or Replace

(1) The Trane AC/gas-fired furnace unit on the west section of the roof is, at 15 years, nearing the 
end of its normal functional lifespan of 15-20 years.  Paint is peeling from the housing and rust 
stains are present at the exhaust vents.  The unit was operating in heat mode at the time of the 
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8. Plumbing System 

inspection. 
(2) Two air filters for the air handler on the large air conditioner/heater unit are broken and lying 
on the roof.  Recommend that new filters are installed by a HVAC contractor. 

7.2 Condition of split system air conditioner/heat pump units
 Repair or Replace

The foam insulation on the condensate lines on the old Trane air conditioner/heat pump unit at the 
northeast corner is missing or badly deteriorated.  The lack of insulation reduces the efficiency of 
the heating and cooling functions.  Recommend installation of new insulation on the condensate 
lines. 

7.3 Condition of split system air conditioner units
 Repair or Replace

(1) The evaporator unit, above the ceiling in the southwest corner, does not have a condensate 
overflow tray.  The condensate is pumped out, but if the pump fails or the drain line clogs, water 
will spill onto the ceiling.  Stained ceiling tiles were noted.  I recommend that a HVAC contractor 
install a condensate overflow tray with a drain line. 
(3) At 15 years, the ground mounted air conditioner unit at the northwest section is at the end of 
its normal functional lifespan.  A thick build-up of ice is present on refrigerant lines on the 
exterior and interior sides of the compressor unit.  Ice build-up can be a sign of low refrigerant 
levels or a clogged filter.  Ice is present on the refrigerant line leading to the evaporator unit in the 
mezzanine.  The ice has caused water damage to the mezzanine floor and the ceiling below.  I 
recommend that a qualified HVAC contractor examine the system and provide repairs.  
Replacement of the system should be expected in the near future. 

7.6 Air distribution system
 Repair or Replace

(1) A small hole is present in an air conditioning duct in the attic space above the board room.  
Cool air could be felt in the attic space.  I recommend that the hole be repaired. 
(2) A heating duct is disconnected in the attic space above the interior office on the northwest 
section of the building.  Recommend repair by a HVAC contractor. 

8.1 Interior water supply and distribution systems and fixtures
 Repair or Replace

The hose bibb on the east end of the south wall is leaking.  Stained concrete on the wall and 
sidewalk, and flooding of the landscaping indicate that the leak has been present for a prolonged 
period.  I recommend that the hose bibb be repaired by a qualified plumber. 

8.2 Hot water systems, controls, chimneys, flues and vents
 Repair or Replace

(1) The electric water heater, located in the attic space above the upper level restrooms, is old and 
well past its normal functional life span of 10-12 years.  Corrosion was noted at the base of the 
housing.  No seismic bracing is present on the water heater.  I recommend replacement of the 
water heater. 
(2) The temperature/pressure relief valve on the water heater on the main level does not have the 
required discharge pipe.  The relief valve and discharge pipe are important safety items on water 
heaters.  I recommend that a qualified plumber install a discharge pipe that terminates within 6 
inches of the floor or that terminates outside with no upward-sloping legs. 

8.4 Fuel storage and distribution systems
 Repair or Replace

(1) The gas line to the air conditioner/heat pump package unit at the southeast corner does not 
have a sediment trap.  A sediment trap is a T fitting on the gas supply pipe that traps 
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dirt embedded in the natural gas before it enters the burners.  An older unit may not receive much 
benefit from a sediment trap, but it is recommended that one is installed when the unit is replaced. 
(2) The support block for the gas supply pipe to the Trane air conditioner/heat pump package at 
the northwest corner is detached.  Recommend that repairs be made to achieve adequate support 
of the gas supply line. 
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