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Section 1 - Executive Summary

The following Property Condition Assessment (PCA) summarizes the conclusions
representing the best professional judgment of f3, Incorporated (f3, inc.). The assessment
is based upon information and data available to us during the course of this assignment
and of the day(s) of the site survey. Factual information regarding operations, conditions,
and test data provided by the Property owner, and/or their representative(s) has been
assumed to be correct and complete. Additionally, the conclusions presented herein are
based solely upon the conditions that existed at the time of the assessment. Note that on-
site observation of the Property consisted of readily visible, accessible areas only. There
may be physical deficiencies that were not easily accessible for discovery, readily visible,
or which could have been inadvertently overlooked.

The opinions f3, inc. express in this report were formed utilizing the level of skill and care
ordinarily exercised by members of the profession and in accordance with generally
accepted practices of other consultants currently practicing in the same locality under
similar conditions. No other representation, expressed or implied, and no warranty or
guarantee is included or intended. f3, inc. assumes no responsibility or liability for the
accuracy of information contained in this report which has been obtained from the Client
or the Client’s representatives, from other interested parties, or from the public domain.
The conclusions presented represent f3’s professional judgment based on information
obtained during the course of this assignment. f3’s evaluations, analyses and opinions are
not representations regarding either the design integrity, structural soundness, or actual
value of the property. Factual information regarding operations, conditions and test data
provided by the Client or their representative have been assumed to be correct and
complete. The conclusions presented are based on the data provided, observations made,
and conditions that existed specifically on the date of the assessment.

This assessment is based on the evaluator’s opinion of the physical condition of the
improvements and the estimated expected remaining useful life of those improvements,
based on his observations in the field at the time of the survey, and the written or verbal
information received. The conclusions presented are based on the evaluator’s professional
judgment. 

This report is the property of f3, inc. and Fannie Mae Multifamily Loss Mitigation and was
prepared for a specific use purpose and reliance as defined within the agreement between
f3, inc. and the Fannie Mae Multifamily Loss Mitigation and this report. This report may
not be used or relied upon by any other party without the express written permission of
f3, inc. There shall be no third party beneficiaries, intended or implied, unless specifically
identified herein.

Page 1 Village Square Apartments, Las Vegas (Sunrise Manor),  NV Project Number: 19 05874
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The following tables provide a brief overview of the Property.

This report is the property of f3, inc. and Fannie Mae Multifamily Loss Mitigation and was
prepared for a specific use purpose and reliance as defined within the agreement between
f3, inc. and the Fannie Mae Multifamily Loss Mitigation and this report.This report may
not be used or relied upon by any other party without the express written permission of
f3, inc. There shall be no third party beneficiaries, intended or implied, unless specifically
identified herein.

The actual performance of individual components or systems may vary from a reasonably
expected standard and may be affected by circumstances that are not readily
ascertainable or viewable, or that occur after the date of the survey.

This report is prepared solely for the use and benefit of Fannie Mae Multifamily Loss
Mitigation in accordance with Fannie Mae Selling and Servicing Guide Part II Chapter 4,
Section 402 and Form 4099, Instructions for Performing a Multifamily Property Condition
Assessment, July, 2019 as well as updated Appendix C, Structural Risk Evaluation
Questionnaire published in Guide Update 17-07 dated August 23, 2017. f3, inc. also utilizes 
the standards set forth by ASTM E2018-15, Standard Guide for Property Condition
Assessments: Baseline Property Condition Assessment Process. This report is understood
to be used as part of a financing transaction. It is not intended to provide advice or
guidance with regard to the purchase of the real estate referenced herein. The on-site
Field Observer and the Report Reviewer meet the requirements of Form 4099.

Page 2 Village Square Apartments, Las Vegas (Sunrise Manor),  NV Project Number: 19 05875
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PCA Consultant (Firm)

PCA Consultant Street Address

PCA Consultant (City, State and Zip Code)

PCA Consultant Signatory

Property Assessment Date (Mo/Day/Year)

Date Report Signed (Mo/Day/Year)

Property Name

Street Address

City

State

Zip

MSA

Lender Prepared for

Engaged by Lender?

Individual at Lender who engaged PCA

Requested Turn time

Modules Completed: No
Student Housing X
Seniors Housing X
Manufactured Housing X
Cooperative Property X
Residential / Commercial Mix X

Integrated Pest Management Plan X
High Performance Building (HPB) 
Evaluation X

OVERALL PROPERTY RATING 4

Village Square Apartments

f3, inc.

15 Ellis Avenue

Troy, MO 63379

Chris Davis

9/9-9/11/2019

9/24/2019

   Executive Summary Title Page Table

Fannie Mae Multifamily Loss Mitigation

Joey Davenport

Three Weeks

5025 Nellis Oasis Lane

Las Vegas (Sunrise Manor)

 NV

89115

Las Vegas-Henderson-Paradise, NV

Yes

Yes
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Property Name

Street Address

City

State

Zip

MSA

Site acreage

No. of Parcels

Total # of apartment buildings

No. of Stories (if multiple provide each)

Total # of dwelling units

Occupancy on Inspection Date

Down Units on Date of Inspection

Total Parking Spaces

Total Handicap Accessible Parking Spaces

Parking Ratio

Total Net Rentable SF

Total Gross SF

Year(s) Built / Date of construction

Year(s) of Substantial Rehab / Renovation

Age of building (years)

Peak Ground Acceleration (PGA) value g
Zoning Designation

Flood Zone (FEMA)
Do buildings have interior common 
stairways or hallways
Do buildings have covered common 
breezeways

Are roofs pitched or flat
Were units inspected selected by PCA 
Consultant?

No. of Units Inspected

Percent of Units Inspected

Estimated Annual Unit Turnover

   Quick Facts Table

50.0%

Village Square Apartments

5025 Nellis Oasis Lane

Las Vegas (Sunrise Manor)

 NV

89115

Las Vegas-Henderson-Paradise, NV

7.98

2

6

2

409

Shaded Zone X

43.00

405

30

0.99

164,235

166,235

1988 and 1990

NA

31

C-2 General Commercial

0.0921

Not Reported

No

No

Flat/Mansards

Yes

211

51.6%
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1.1 Property Description

The Property is located on the south side of Nellis Oasis Lane in Las Vegas (Sunrise Manor),
Nevada. Adjacent properties include Nellis Oasis Lane followed by multifamily residential
and vacant land to the north; single family residential to the south; vacant land followed by
commercial developments to the east; and a self storage facility to the west. The Property
consists of 6 two story residential buildings containing 408 studio apartments and 1 two
bedroom apartment. There is also a separate leasing office building at the Property. The
site is approximately 400 feet west of North Nellis Boulevard and does not have readily
identifiable signage or access from a main thoroughfare. The Property is relatively flat and
is moderately landscaped with mature trees, shrubs, and lava rock. The buildings were
constructed in two phases in 1988 and 1990 according to Clark County Assessor records.
Construction is typical light wood framing with slab on grade foundations, flat roofs with
TPO single-ply membrane or modified bitumen roofing systems and small mansards
covered with concrete tiles, limited asphalt shingled areas, and painted stucco exteriors. 

Our survey of the Property was conducted by Jeff Roden on 9/9-9/11/2019. The weather
at the time of our survey was clear and 95 degrees. At the Property, we met with
Maintenance Supervisor Ryan Vargas. Mr. Vargas escorted us through a representative
number of dwelling units and common areas. Mr. Vargas has been with the Property for
approximately less than one year and had a moderate knowledge of the history of the
physical asset. Thirty-four (34) of the vacant units could not be accessed due to a lack of
keys. No other limitations or constraints prevented the PCA Consultant from performing
the entire required scope of the PCA as set forth in the instructions.

Page 5 Village Square Apartments, Las Vegas (Sunrise Manor),  NV Project Number: 19.05878
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1.1.1 Overall Condition Assessment

Approximately 50 percent of the flat roofs (TPO) have been replaced within the last 5 years
and the remaining flat roofs (modified bitumen) require replacement at this time.
Additionally, the concrete tile roofs are damaged in large areas and the small composition
asphalt roof areas are also damaged. All but three of the central water heaters and
domestic boilers have been replaced since 2007. Units and the apartment interiors range in
condition from down to rent ready condition. 

f3 inspected the interiors of 177 vacant apartments during this investigation, 9 of which are
"down" (unleasable). An additional 34 vacant units were not inspected as management
could not produce keys. f3 assumes these 34 units are "down" and estimates the cost to
return them to rent-ready condition to be $5,000 each ($170,000). A complete listing of all
units inspected and estimated repair/replacement costs required to return each unit to
rent ready condition is attached to this report. 

Additional corrective deferred maintenance is required to improve and maintain the overall 
quality of the asset.

Overall the Property is in inferior condition, and is substandard when compared to
properties of similar age and construction type. It is our opinion that the estimated useful
life of the Property, in its current use, is at least an additional 30 years, if the repairs
described in the report are made, the physical improvements receive improved
maintenance and if the various components and/or systems are replaced or repaired on a
more timely basis as needed.

Page 6 Village Square Apartments, Las Vegas (Sunrise Manor),  NV Project Number: 19.05879
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1.2 Property Useful Life Table

Rating Action Item

1 - 5, NA
(IM / RR / RM / 

NA)

1 Storm Drainage 40 31 20+ 45% 2 RM 3.1.3
2 Parking Pavement 25 15 10+ 40% 2 RR 3.1.6
3 Seal Coat and Striping 5 2 3 60% 2 RR 3.1.6
4 Sidewalks 50 31 17 34% 3 RM 3.1.6

5

Utilities (sanitary and storm sewers, 
water, gas and electric lines/mains)

50 31 19 38% 3 RM 3.1.3

6 Site Lighting 25 10+ 10+ 55% 2 RM 3.1.7

7 Foundations 50 31 30+ 38% 2 RM 3.2.2
8 Structural Sys. (framing) 50 31 30+ 38% 2 RM 3.2.3
9 Ext. Walls, Siding, Paint 10 3 7 70% 2 RR 3.2.4

10 Windows and Frames 40 31 9+ 20% 3 RM 3.2.7
11 Exterior Doors and Frames 25 15 10+ 40% 3 RM 3.2.7

12
Balconies, Stairs  and Upper Level 
Walkways

25 15 10 40% 2 RM 3.2.6

13 Roof Coverings 20 5-20+ 0-15+ 25% 4 IR/RM 3.2.5
14 Roof Drainage 10 5+ 5+ 50% 3 RM 3.2.5

15 Heating Equipment 20 1+ 1+ 25% 4 IR/RR 3.3.3
16 Air Conditioning Equip. 20 1+ 1+ 25% 4 IR/RR 3.3.3
17 Building Mgmt. Systems NA -- -- NA NA 3.3.3
18 Electrical Systems 40 31 7+ 20% 3 RM 3.3.5
19 Domestic Water Dist. 40 31 7+ 20% 3 RM 3.3.1
20 Water Heaters 15 8-15+ 0-7+ 40% 3 IR/RM 3.3.1
21 Gas Distribution System 50 31 19 38% 3 RM 3.3.3

22 Elevators 30 NA -- -- NA NA 3.3.7

23 Fire Suppression 50 NA -- -- NA NA 3.3.6
24 Fire Alarms 15 NA -- -- NA NA 3.3.6
25 CO Detectors (if required) 5 NA -- -- NA NA 3.3.6
26 Security Alarms 20 NA -- -- NA NA 3.3.8

27 Common Area FF&E 20 10-20+ 0-10+ 35% 4 IR/RR 3.4.1
28 Overall Unit Interiors 10 1+ 1+ 30% 4 IR/RR 3.4.4

29 Kitchen Cabinetry and Countertops 20 1+ 1+ 35% 4 IR/RM 3.4.5

30 Kitchen Appliances 10 1+ -- 30% 4 IR/RR 3.4.6
31 Unit Washer/Dryer 10 NA -- -- NA NA 3.4.6
32 Unit Cabinetry / Vanity 20 1+ 1+ 35% 4 IR/RM 3.4.7

4

PCA Rpt 
Section

Source of 
Cost 

Estimate*

SITE COMPONENTS

STRUCTURAL FRAME AND BUILDING ENVELOPE (ARCHITECTURAL COMPONENTS)

MECHANICAL/ELECTRICAL/PLUMBING SYSTEMS

RUL: EUL 
RatioNo. Item

Average 
EUL (yr)

Effective 
Age (yr) RUL (yr)

Overall Property Rating

VERTICAL TRANSPORTATION 

LIFE SAFETY / FIRE PROTECTION

INTERIOR ELEMENTS (DWELLING UNITS / COMMON AREAS)

*Estimated costs for immediate repairs were obtained from the R.S. Means handbook, Homewyse online reference guide, HVAC and electrical supply 
vendors and retail pricing as listed by national vendors such as The Home Depot, Menards and Lowes.
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1.3 Cost Estimates

Cost Reference
Immediate Repairs:  Life Safety Items (may impact 
health or safety)

 $                             - Section 2.5

Immediate Repairs:  Critical Items (Recommend 
Completion within 6 months)

 $             1,084,835 Section 2.5

Immediate Repairs:  Deferred Maintenance 
(Recommended Completion with 12 months)

 $                    8,000 Section 2.5

Total of Immediate Repairs  $             1,092,835 Section 2.5
Replacement of Capital Items (Uninflated per unit / per 
annum)

 $                        312 Section 2.6

Replacement of Capital Items (Inflated per unit/ per 
annum)

 $                        342 Section 2.6

Inflation Rate: 3.0%

Summary of Recommended Repairs and Replacement Cost Estimates

The cost estimates for the repair or replacement of all systems or components are based
on parts and equipment that meet the most stringent of either minimum specifications
mandated by applicable federal, state and local building codes and regulations for
renovations or the minimum guidelines established by the Environmental Protection
Agency (EPA). No contingency factors are included in our cost estimates, since it is
assumed that contingency amounts will be added by the Property owner and/or lender.
The reserve replacements in Section 2.6 include the approximate total costs to complete
the anticipated repairs and replacements over the loan term; It is the opinion of f3, inc.,
that a general contractor will not be required to complete the repairs outlined in our
replacement reserve schedule. 

A more detailed breakdown of the estimated costs is provided in the Cost Estimate
Schedule located in Section 2:

• Section 2.5 Cost Estimate Schedules - Immediate Repairs and
   Replacement of Capital Items
• Section 2.6 Replacement of Capital Items Schedule

The summary of the opionion of probable costs for life safety, critical and deferred
items, as well as a 7-year capital expenditure estimate is as follows
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1.4 Known Problematic Building Materials

Item
Identified
(Yes / No)

Action 
Recommended 

(Yes / No)
Section 

Reference

Fire Retardant Treated Plywood (FRTP) No No 3.2.3

Compressed Wood or Composite Board Siding No No 3.2.4

Exterior Insulation and Finishing (EIFS) No No 3.2.4

Problem Drywall (aka "Chinese Drywall") No No 3.4.4

Unit electrical capacity less than 60 amps No No 3.3.5

Aluminum Branch Wiring No No 3.3.5

Electrical Overload Protection - Fused Subpanels No No 3.3.5

Federal Pacific Electric Stab-Lok panels No No 3.3.5
Ground Fault Circuit Interrupter (GFCI) in wet / exterior 
locations

Yes No 3.3.5

Polybutylene Water Distribution Lines No No 3.3.1

Galvanized Steel Water Distribution Lines No No 3.3.1

Recalled fire sprinkler heads (Central, Omega, Gem, Star) No No 3.3.6

ABS Sanitary Piping No No 3.3.2

Recalled Cadet Brand Electric in-Wall Heaters No No 3.3.3

Recalled General Electric / Hotpoint dishwashers No No 3.4.6

Microbial Growth No No 4.1

Wood Destroying Organisms No No 4.2
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1.5 Project Team

The project team consisted of the following individuals:

Field Observer and PCA writer:
PCA Reviewer:

Jeff Roden, f3, inc.

Jeff Roden
Project Manager Principal, Construction Manageme

Chris Davis

Chris Davis, f3, inc.
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REPLACEMENT RESERVES

2.1 Immediate Repair / Life Safety Issues

No Life Safety items were noted during our survey.

Life Safety concerns are items that have the potential to impact the health or safety of 
individuals living at, working at, or visiting the Property. Estimated costs for these items 
are included in the Immediate Repairs Table in Section 2.5.

SECTION 2 -     LIFE SAFETY, CRITICAL, DEFERRED MAINTENANCE, ITEMS OF NOTE AND

Life Safety, Critical, Deferred Maintenance and Items of Note listings are discussed in 
this section.  Following the sections pertaining to each specific type of recommended 
repair is the Immediate Repairs schedule which lists each of the designated immediate 
repairs as well as the estimated cost for completion. 
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2.2 Immediate Repair / Critical Repair Items

Building Roofs
Condition/Cause Immediate Needs
The flat roofs on the three west buildings consist of 
single-ply TPO membranes that appear to be less than 
5 years old and in good condition.  The flat roofs on 
the three east buildings are covered with modified 
bitumen roofing systems that appear to be over 20 
years old, in poor condition, and leaks were identified 
in several units inspected.  There are also three small 
areas of asphalt shingle roof sections that are also in 
poor condition. The concrete tile mansards are 
damaged in large areas. There is a large amount of 
discarded HVAC equipment and debris on all of the 
roofs. These conditions are due to age, a lack of 
timely repairs and routine maintenance, and 
exposure to the elements.

f3 recommends the discarded equipment and debris 
be removed from all roofs ($500/building), the 
modified bitumen roofs (33,700 SF) be replaced at a 
cost of $6.50 per square foot; the asphalt shingle 
portions (10,640 SF) be replaced at a cost of $3.00 per 
square  foot, and the concrete tile mansards be 
repaired (33,000 SF) at a cost of $ 3.00 per square 
foot.   

Critical repair items are issues that f3, inc. recommends be addressed within the next six
(6) months to prevent additional substantial deterioration to a particular system, to
address an immediate need observed, or to extend the life of a system critical to the
operation of the Property. Estimated costs for these items are included in the
Immediate Repairs Table in Section 2.5.
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Vacant and Down Apartments
Condition/Cause Immediate Needs
The Property has a total of 211 vacant units. f3 
inspected the interiors of 177 of the 211 vacant units 
during this investigation, 8 of which made ready and 9 
were "down" (unleasable). The remaining 34 vacant 
units were not inspected as management could not 
produce keys. f3 assumes these 34 units are "down".  
The condition of the vacant and down units appears 
to be due to plumbing and/or roof leaks, 
missing/damaged drywall, in addition to missing 
appliances, HVAC systems, cabinets and countertops, 
and floor coverings.

f3 recomments the 169 vacant/down units accessed 
be renovated as needed and returned to rent ready 
condition. Renovation activities will include all or 
some of the following: replacement of appliances, 
HVAC systems, cabinets/countertops, flooring, 
drywall repairs, cleaning and painting. A complete 
listing of all units inspected and estimated 
repair/replacement costs required to return each unit 
to rent ready condition is attached to this report 
(total estimated cost $541,215). In addition, f3 
estimates the costs to return the 34 vacant units not 
accessed to rent ready condition at $5,000 each (total 
cost of $170,000). 
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