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1.0 CAPSULE SUMMARY
The Subject Property consists of one commercial/office property located along the east side of North
Stemmons Freewayin Dallas, Texas. At the timeof the sitevisit, the SubjectPropertywasimproved with

an 11-story office building that is rectangular in shape, occupied by 50 office tenants. In addition there
is a three-levelparkinggarage structuretothe east that is also rectangularin shape. All portionsof the
{ragere access icovered walkway on th ground oroth bulding
Catal improvements completed within recent years at th Property, 3 reported by ir. Vlas,
consist of:

New ier andcoolingowerinstlledin 201.
+ New roof installation in 2018,at an approximate costof $250,000.
+ New concrete staircase installed atthe parking in 2020, at an approximate cost of $30,000.
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2.0 COST ESTIMATE SCHEDULES
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3.1 SITE COMPONENTS

3.1.1 Site Configuration and Overview

ww] Description action
The Sbjct Propertyconsists acl. The sites appromatly5.0 ces ad
ecunguirinshe:

[Topography[heProperty s generally a, with mid slopestodram 1
[surfaceater [Nobodiesofwaterwereobservedtthe Property I
forooomrcrsncermemerenas|
res Egos rw ivewayentrance an xisar rove ong oe Roth SmsFreeway oer

[ovata newest
etic Oncor
auralcas Amos
ter:iyofots

sewer: yfoats

Comments and Observations

Nonotable concerns or repair needswere observed regarding th it layout.

3.1.2 Grading, Drainage and Site Landscaping

ET] Ty Tween
Property tom Water [Property sor vats vee om acstothe paved and adscaped areas. Som
lornape Laer then dete via storm ras othe municiptnderground storm wate syste.
[emcnBasns [conte cotch basinsareoated troghouthe se —
Retention Detention rere no retention or detention cistsProper.ponds
Powel [reemenespeltPrope —
fosn Jean monotone, —
fosong[cingspessto slopeaway from rutin —
fondscing Jandscpingwasootedtthebulding aossndSEIS wn]

[iigationisprovidedfor the landscaping,andappearsadequateformaintaining thebionings
[omcape Sar and Casipac concrteadap ar re red changes of gad Fale
ess pote utr metal.

[aterFeaves  [rherearenowaterteatwresavtisproper.[|
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Comments and Observations

Nootable concernso repair needswereobservedregardinggrading or drainage.
However, bared areas with nograss,distressed plantingsandageneral poor landscape appearance was.
observed. JLL VA recommends installing and maintaining the landscape around the Property. An
‘opinion of costs is included in the cost tables.

Recommendation
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Landscaping condition

3.1.3 Pavement, Flatwork and Parking Structures
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TT
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Comments and Observations

There is a 3-level parking garage provided at the Property. The parking garage construction is concrete
with concrete decks, containing expansion joint. There ar reportedly 683 parking spaces provided at
the Property, with 575 spaces provided in the parking garage and 108 at the perimeter of the building in
open parking lots, provided mainly for guest visitors

The pavement markings are in good to fair condition. Based on the EUL, periodic renewal of markings
is anticipated during the evaluation period. An opinionof cost is included in the tables.

In addition, based on the observed condition and EUL, JLL VA recommends budgeting for sealing and
leaning the parking garage every5years to avoid water penetrating the structural system. An opinion
of cost is included inthetables.

Recommendation

[costRecommendation[eur [errace JauL | c
[Concrete pavement sping mediate for3660
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Photographs
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Parking garage concretestructure ‘Overallviewofparkinggarage

Concrete drivelane

3.L.4Site Lighting
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Comments and Observations

The site lighting appears to be in good condition, with sufficient coverageofthe site. Fixtures appear
operational, with lamp covers free of excessive staining and no indication of widespread obstruction

from treesorother materials. Upkeep of fixtures during the evaluation period can be handled aspartof
Toutne minenance,

3.1.5 Site Fencing and Retaining Walls
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Comments and Observations

The site fencing appears o be in overall ood condition. No notable cancers or deficiencies were
obese

3.2 ARCHITECTURAL COMPONENTS

3.2.1 Foundations
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Comments and Observations

The foundations appear to be in overall good condition. No notable concerns or deficiencies were
observed.

3.2.2 Framing.

atFaming ren [Te eps pers abe ti ototihseoerd

Er |ren
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fruister rtmonspsmesobeper vesnsovenes. ||
Fresca reesto yooonesopervserepes. ||
pre foes [|
freSroming eres resetvanes se ness ||

Comments and Observations
The superstructure and framing appear t be in overl ood condition. No notable concams or
deficiencies were observed.

3.2.3 Building Cladding / Exteriors

[tervalsererte thr st nero onavlnescuramuat sem ove|_|

Comesations [omens os rd oea eo Ar RT

Te er re
Comments and Observations
Thetacudos reins od coniton. onealconcernsrecs
‘The POC was not awareofthe latest facade maintenance work done.

Based on the EULandcurrent condition of the exterior finishes, budgeting for facade maintenance work
{whic cides pail epi, recouking,re-solng, pointing and eon) recommended
during the evaluation period. An opinion of probable cost is included in the Tables.
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3.2.4 Roof Systems
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Comments and Observations

Roofing appeared to be in overall good condition. However, JLL VA noted that the membrane appears.
{oe demining a ome af thsectionsand 2 inch ear was obec th athenscomerof
thebuilding. JLL VA recommends repairing these issues at this time. An opinionof cost is included in

the tables.

aseon heabservedcondition, the ULofthis typeof ongandth inclementof the local esther
conditions, JLL VA recommends replacing the roof in the term. An opinion of costs is included in the
tables.
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Recommendation
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3.2.5 Appurtenances

CommentsandObservations

Thereareno notableappurtenances.

2
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3.2.6 Doors and Windows

I T ci Taction
dos pens rapes [|Epes]arduare

lorie rane]
rliartware

[overneadooors  [nooverheaddoorswereobservedattheproperty, [|

Comments and Observations

Observed doors and windows are in overall good condition, with no widespread or notable deficiencies.
or concerns observed. Isolated minor damage or deterioration is addressed as part of routine

maintenance.

3.2.7 Amenities

[I T Action

Ereeespas
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Comments and Observations

The gym is managed by the Property Owner. However, the equipment does not get used often and was.
cbse ingond condtion
The Dei is manage and malntained by an utsice tenant, who i responsible to maintain the
equipment.
The amenities are in vera good condifon, No notable concerns or deficiencies were observed
Upkeep of amenities during the evaluation period can be handled as part of routine maintenance.

3.3 MECHANICAL/ELECTRICAL/PLUMBING COMPONENTS

3.3.1 Water Distribution and Domestic Hot Water

ww] esaiption Action.
prncsarce poemsmemnepuoy. [|
[mesic Fong pees ppvesotsito eved tsepee | |
[opps opinepoe ves emer pone rnerepery ||
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Ea ee
Ce Te er ——

Comments and Observations

The domestic water hesters are in good overall condition. Based on the EUL, typical ongoing
replacement of water heaters is anticipated. An opinion of cost for this work is included in the cost

ones.
Recommendation
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ComeammenatererJersearerJew
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3.3.2 Sanitary Waste and Vent

ftom. T Description Action
[Hasteandvent pipe _ Waste and vet pipes observed tobePC. I
BSP [6s pipe wasnot eportd orabserved onsite —]
[oftoons [ut stations were not observed or reported at the Property ——]
[HasteTreatment [mers noon-sitewaste vestment providedattheSubject Property 1

Comments and Observations

No concerns or deficiencies were observed or reported in regard to the sanitary and vent
systems. Minor as-needed repairs and other plumbing upkeep can be conducted as part of routine
maintenance.

3.3.3 Heating/Cooling System and Controls

[Heatingand [Heatingandcoolingareprovidedbyacentralsystem that suppliesheated and chilled
cooing system fwaterto thre ir handingunits, ad distributed ofan ox within th cling

plenum.
pisses Nowin spem weehedePaper —
[packogedUnt: [packaged unitswerenotabservedattheProperty. 1]
[cenatotler[cent botersar not tized tthe Proper 1]
[ater [wo air<cooledcherar octedat he lower evel. TheyaremanufacturedbyTrane

ond Yrk. One chilewasreplacd in 2015,and th theronrom rial
onstruction.

[CootngTower Cooling ower roomounted. 11s manufacturedby BAC =]
[Fresichandlesare provided t the Propet, with 2 fanbosesproor ectedwit
hecling peru.

[PTACUR [PTACunits arenot utilized a this property. |
[TroughWAT AE [Thougiihe-valarconditioningunits weremot observed —
[VAC nitCapacities_[Crlercapacity s spprosimately 500s. 1

[HVAC units re approimtely20years old 1]
[Enry Sta Labels [energy Str abet were not observed 1

ll ener management sytem located themamtnancehop I
[Systems

[cadet Wall Heaters [Cadet wall heaterswere not reportedorobservedattheProperty. |
[Thermostats [Thermostats are reportedly programmable.No information about programmingofnchiduat nits was vaabe.
[Haimenance ___[Waitenances handledby on-site staf cling on third-party contractors3s required. |__|
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ores Jomovepringuarsmesvasmoove |]
Comments andOhservations
‘The heating and cooling systems are in good condition. Regular servicing, minor as-needed repairs, and

ther upkeep can oe handled 5 pat of routine maintenance.
The cooling tower is in good condition. Based on the EUL, overhauling of the major components is
recommended during the evaluation period. An opnio of cot for this work is nluded nthe cost
ables
The chillers are in good to fair condition. air-cooled chillers are located at the lower level. They were

manufactured by Trane and York. One chiller was replaced in 2015, and the other one is from original

construction. Based on the EUL, replacementoftheoriginal chiller is recommended. An opinionof cost
for this work is included in the cost tables.

The AUar fom originaconstruction,butavebeenoverhauledin the past. Howser,basedon their
EUL, budgeting for additional overhaul is recommended in the term. An opinion of cost is included in
thet.
Accordinghe POC, the fan bones ae alo orginal with regular overhauling performed in-house at
‘a minimal cost. Budgeting for continuous overhaul is recommended in the term. An opinion of costs is
included nthe tables.
Recommendation
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Photographs
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Chiller

3.3.4 Ventilation Systems.

[ope [satvoomonokichenvents oe provide. —
entopeingsrecenandwel-mamained Ver mes oudmorbeatane_ ||

[Cones [ACunisrecontliedby thermostats —
[Smokingoicyherisnosmoking olyat hisProper 1

Commentsand Observations

Ventilation appeared adequate. No concernsor deficiencies were observed or reported in regard to the
ventilation systems. Minor as-needed repairs and other upkeep can be conducted as part of routine
maintenance.

3.3.5 Electrical Service

enicosuppy _ Flecticatseceto the Property wasbere to be 120 40vl single phse, ee
ir erating rent 46

FoeSarice Copy [fhe main sei se wasobsreda 1609p. Rowers Te POC wart re
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Comments antbseristions
Electrical systems appeared in good condition and adequatefor the occupancyofthe subject property.
Noconcermsordefencies wees bservedor reported regard to the cecal systems.
Based on the EUL of the electrical generator, JLL VA recommends budgeting for replacement. An
‘opinion of costs is included in the tables.

Recommendation

feverfo bb Jw |
fw ew]

Photographs
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3.3.6 Fire and Life Safety Systems
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ighing

[Fire extinguishersre located nthe common ress. I
Fre Etngusher [Fre rtngusherispectonoarscen
nspecion
ory chemical ory <hamcalexinguingamentwas ober.
cingihers

[Smoke detectors were observed imappropriate location. I
[co detectors CO detectorswreno absrved. Toe units re not sbjctthproductsofcombustion

fosterwood, and sch,COdetectors are notrequire,

Comments and Observations

Fire and life safety systems appeared to be in good condition.

However, the caps on the Fire Department Connections are missing. Replacement is needed to ensure
the equipment stays in good working condition. The inspection tags are yellow and address this
condition. An opinion of costs for this work is included in the tables.

Recommendation
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Photographs
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3.3.7 Elevators

|
errfurl clovtors tthe Frapry.The devatrs were maniac
argomeny. oecopy3000pounds cc. Seed old otedekmine.
angrierom 10or

roarSemis [Therein eratedsebprote ceGevr h3 apocyo400070
Foon evrspe ottomind Seeotogos bom 6ohih

fio [nedesoswizetoneqgpmen._|
fciomenttoaton[eauipmentsactdinapetouseave oprders. ||



Property Condition Assessment

Cem vege [awe]
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Bistennce neltrssrmaianeabyTyee ||
Biosemeston—ormormatonregringmodermisionwasavaiobe ||
pom [medeatorpemitwas posedinthedonor ||
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[ooo Jomommebeenrcentymosemzes|
— Emergencycommaricationis presen, but has ntbeenmodeiae, and equies
[communication usin orgping to operat. Testing of emergency communication isbeyondth scope

tor.

(Comments and Observations

The elevators were observed, and are reportedly to be in fai to poor condition. The POC, Mr. Chris
Velasquez, reported thatelevatorsare originato theProperty, and keep requiring repairs forparts that
are becomingdifficultto find. In addition, upon a follow up conversation with the POC, JLL VA learned
that two ofthe passenger elevators were down at the timeofour call due to motor issues.

JLL VA reached out to the elevator maintenance company, A&F, and we spoke to Adam Forney, who
deals with the elevators at the Property. Mr. Forney mentioned that the structural components of the
passenger elevators are in good serviceable condition and could last for another 20 years. But he
recommended a thorough electronic modernization of all four passenger elevators at this time. JLL VA
isincluding costs for this work in the cost ables. Costs provided are asper A&F's recommendation.

Accordingto Mr. Forney, the hydraulic service elevatorservicingfloors 10 to 11 isin good condition and

no further recommendation is made for it at this time.

Recommendation

[CostRecommendation JEuL[err ace rut[re 12 1
[passenger elevators eecronicmodernization atowance [10 foo fo [immediate Jsr100000|
fo — nam|

3.3.8 Site Security

[tesecurty Stesecrty constof aedccs.
Security camerasareemployed at theProperty, and re monitored by ie sft.

[onitsecurity unitsecurty consis ofconventionaldoorandwindowiocks: |_|
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(Comments and Observations

No concerns or deficiencies were observed in regard to the site security systems. Upkeep of the site
security systems can be handled as part ofroutine maintenance.

3.4 INTERIOR COMPONENTS

3.4.1 Common Area Interiors and Common FF&E

Ce Teme wee]
[commonrea ats [commonreaalaepainted drywall
Jona etings
[common AreaFlooring[common rea oorings ceramic leandcarpet. | wm]
[Common Aeatnteior [Commonareadoors are painted panel doorsin wood frames.
Jooors
[Commanavea [commonares cabinetry rished wih aminat.
cabinetry
TE eT
countertops
[Common Area [Commonresappliances are na provided.
loplisnces

fneryideaes eneryode bewaremerge |
[romneyeaster|"|fooring.
[common Laundry __Thereisnocommen laundryfacityattheproperty. ||
[common Area WiFt__[NoWetor internetsprovdedinthecommenareas.||
[commanivea [common resfurishinsconsistof seating andoffice farts
Jruminings

Comments and Observations

Commonareasfinishes and FF&E arein good condition.

Based on the EUL,typical ongoing replacement of common areacarpet and re-painting is anticipated.
An opinion ofcostfor this work is included in the cost tables.

Recommendation
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[common area: wall repaint 52500
sz2500
sz2500
532.500
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3.4.2 Tenant Summary and Suites Observed

Unit Breakdown

ee[owl|owed|Vaan|own |UnderRenovation]

Suites Observed

[_stroor | ofc | mooowstemmoms| 5|wam |
[omfer| ofice | voooNsemmens| 5 | eam |
[nfo|ofice | 7oooNsmmens| 6 | ocmed |
[Gowdroor| ofice |7oooNsemmens| 1 | owned |

The representative tenant spaces accessed by JLLVA represent approximately 10%ofthe total building
area.

Units observed were chosen by property management. The number ofunits observed is considered to
bea representative sample for the subject property.

3.4.3 Unit Finishes

[UnitRenoation Nouri renovation history was vob.
story

[Walls and Celings [Wallsandclings ore paniedorwal. ||
[problematicoral [evidence ofproblematic yvalwasrotobserved. ||
[Flooring Floringsa combinsionof orpetandshestvit. ||
[WindowCoverings [Windowcoveringsaenotponded. ||
[UntFumishings. [Unitfumshingsare notprovided
Jrovided?

[Retail Commercal Uni [Te tall spaces have pained drywall walk, and vinyflooring, with drop caustic
interiors coins. Replacementof retainers she responsiiiyofthe reti esse.
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(Comments and Observations

Unit interior finishes are in overall good condition, with no widespread or notable deficiencies or

concerns observed. Isolated minor damage or deterioration is addressed as part of routine
‘maintenance. Minorrepairs and renewalofinterior paint are considered operational items handled as
typical unit turnover procedures, and associated costs are not included in the reserve tables.

3.4.4 Unit Cabinets, Counters and Sinks

[mem 7 bescigon [Adin|
[cabinetry Juni cabinetryisfimshed withtaminate. [|
[countertops Junitcountertopsaregonte.[|
fotchensink_Jrmekichensinkissaimesssteet.[|

(Comments and Observations

The cabinets, counters and sinks are in good condition. As-needed repairs during the evaluation period
can be handled as part of routine maintenance.

3.4.5 Restroom Vanities, Basin, Shower/Tub and Toilet

I 1 y
patroniovtoy_[mebsmotoyporto [|
fbsng rovns [meroncomme |
foie etotenssommotnssandstone |]
Comments and Observations

The bath fixtures andfitings are in good condition relativeto age, and are expected toperform during
the reserve term. Individual early replacements can be completed as partofroutine maintenance.
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4.0 MICROBIAL GROWTH AND PEST MANAGEMENT

4.1 PEST MANAGEMENT

Pests include unwelcome anima and insect intruders such a termites, ants, roaches and mice. While
this evaluation does not constitute a termite inspection or other comprehensive inspection such as
would be available from a specialist,JLLVA observed representative portionsofthe Property for visible
indications of pest activity and resulting damage, and asked property management and available

tenants regarding the same.

Comments and Observations

No evidence of wood destroying organismswasobserved.

4.2 MOISTURE AND MICROBIAL GROWTH

The interior presence of water originating from seepage, initration, plumbing leaks, condensation
or other uncontrolled sources may support the growth of microbes such as mold, and therefore
represents a special concern. JLL VA made visual and olfactory observations of representative interior

spaces to identify indications of unusual moisture or microbial growth, and asked property
management and available tenants regarding the same.

At certain properties aMoisture Management Plan (MMP) can be helpful to specify procedures to

identify and mitigate risks related to moisture and mold. An MMP follows a tiered approach of

controlling moisture so mold growth is not promoted and, if moldis discovered, minimizingis impacts
by isolating and remedying the sourceofthe problem and affected materials.

Comments and Observations

No notable moisture intrusion or microbial growth was observed.



Property Condition Assessment

5.0 SPECIAL HAZARDS AND REGULATORY COMPLIANCE

5.1FLOOD

The Subject Property is mapped within Flood Zone X, defined as an area of minimal flooding, based on
FEMA panel 48113C0330J dated August 23, 2001.

Reference: Federal Emergency Management Agency (FEMA), Flood Insurance Rate Map (FIRM) Program

5.2 REGULATORY COMPLIANCE

5.2.1 ZONING

The Subject Property is zoned Commercialbythe City of Dallas. The occupancyof the Subject Property
appearsto bea conforming use.

5.2.2 CODE ENFORCEMENT

Department Contacts [ Findings ]
[Buldng Deparment City Secretary 1AFOI request vas fled. No information

[has been received asof the dat ofthis
report.

[iy Secretary 1AFOUrequest vas led. No formation
[hs een received aof thedateof this
report.

[Pamingizoning Department [iy secretary IRFOtA request was ied No formation
[has been received asof thedate ofthis
report.

One or more of the departments from which JLL VA requested information has not provided a material
response as ofthe dateofthis report. Ifa response received at a ater date indicates a notable, material
concern that not addressed by this PCA, JLL VA will inform the Client.

Certificates of Occupancy

A certificate of occupancy was requested from the City of Dalla. As of the date of this report, no
material response to this request has been received.

5.2.3 ACCESSIBILITY
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5.2.3.1 Americans withDisabilitiesAct

Title Iil of the ADA is a Federal statute that requires avoidance or reduction of barriers to access, on

‘the basis of disability, to places of public accommodation and commercial facilities. Specific design

amendments through 2002.

er

aati 2—il10ee
DemmeTTTTTFERREyyCEE em
EE bonessmblompesrmemapemmmewTTTee
AaEE —[stopsand municipal sidewalks on the property?

CELEeeETEmCheeLLEE
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cic scctAL£1[vol [low (4a)

[Eee]||[|Jcompiiant cear openingwid”

daCAJbove the “00button?

FE[TTIoisway sidewalls?

Eejheenvnces?

BSal £1minimum compliantclearfloorarea?

[Emme||[|to prevent closure an obstructions?

EeJcompiiant eight?

MET]eestorcor control button?

Iaia2th leotor car?

wenJdnotrequirevoicecommunication?

|ReemsJefJ]minimum comptiotfloorare?

Eeeeight and with compatknee area?
[2 Jooeste vatoryfucethave comptionthandest |w| 1TT]Ese]| |againstcontac? Jeeded

EEfoieEm[TTJompiiantclear width?

[femepermeesernew[S|][|Je orarea?

Emmeith complant approach with?

Eecompliant height

CE[TTLJccesiveguestrooms?

rEsccessibl guestrooms with olin showers?
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6.0 ADDITIONAL ASSESSMENT ITEMS

6.1 KNOWN PROBLEMATIC BUILDING MATERIALS

Certain specific concerns have been identifiedby agencies,construction industry panels, the Consumer
Product Safety Commission (CPSC) and other entities. The presence ofa particular concern, o absence
of a feature that indicates a concern by ts absence, can often be mitigated by remedial measures. When
identified, those materials are discussed in the appropriate subsection of Sections 3.0 and 4.0 above.

6.2 WORK COMPLETED, IN-PROGRESS, PLANNED

Capital improvements completed at the Property, a reported by Mr. Velasquez, consist of:

+New chillerand cooling tower installed in 2015.
+ New roof installation in 2018,at an approximate cost of $250,000.
+ New concrete staircase installed at theparking in 2020,atan approximate cost of $30,000.

No notable work was observed or reported to bein progress at the time of the walkthrough.

Those interviewed as partofthis PCA id not report notable work planned, budgetedor under contract
by Management or Ownership within the nextyearat the Subject Property.
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7.0 REFERENCES, PROCEDURES AND LIMITATIONS

7.1 REFERENCES

Interviews

reermapen

Documents Requested and Reviewed

THYBRET
ET——
Proipors
EE —— —
forenoon]
Cr ——

ee
rE ——

CE ——
[ooat ey econsongres]
IformationorcopsofBuinZou avcodewoos Fp errsoaomon||
Pomme impovemesussoCompetstpotimprmentes||

form eprdnggas wary rey benctmario nd opstspoindomes ||

LVdi nt recive materi espanse to the Pre-Surey Questionnaire (PSQ). A bank PSQ is
pended.

7.2 PROCEDURES AND PERSONNEL

7.2.1 Assessment Methodology

This PCA was conducted in accordance with ASTM Stondord Guide for Property Conditionsessment:
BaselineProperty Condition AssessmentProcess E 2018-15 (ASTM scope) and is subject to the limitations
and scope considerations contained within the ASTM Standard, except as described below. Per the

RSTH sin, he PO cls: document reviens amd meron a walkaough suv of the
Property; and opinionsof cost to remedy physical deficiencies.
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In addition to the baseline ASTM scope, this PCA includes an evaluation of: the Property's compliance
with applicable accessibility requirements; seismic and other physical setting factors; the possible
presence of moisture and microbial growth; and the possible presence of pests or wood-destroying
insects. This PCAalso includes the developmentofacapital needs schedule that spans the evaluation
period specified by the Client.

The accessibility evaluation involves comparison of observed features to those required by the
Americans with Disabilities Act (ADA) and the Fair Housing Act (FHA), as applicable. Applicability of
these federal statutes is estimated based on the dates of construction and Property occupancy type.
This evaluation is a screening approach and does not constitute an authoritative determination of
compliance or non-compliance with any applicable standard. The evaluation does not include
measurements or definitive counts.

The capital needs schedule presented in Section 2.0 projectsthe need for replacements and repairs that
“are beyond the scope of regular maintenance but are necessary to maintain the overall condition of
the Property”over an evaluation period spanning the termof the mortgage plustwoyears.

7.2.2 Members of the PCA Consultant Team

The qualificationsof those responsible fo thecontent and findings ofthis PCAare appended.

7.3 LIMITATIONS

7.3.1 General Limitations

Our services described herein were performed and our findings and recommendations were prepared
in accordance with generally accepted consulting practices, in general accordance with an agreement
governing the nature, scope, intent and purpose of the assessment, and in general accordance ith
ASTM E2018-15 "Standard Guide for Property Condition Assessments: Baseline Property Condition
Assessment Process". Nowarrantiesare provided, either expressed or implied. While reasonable effort
has been made to properly evaluate the Property conditions within the contracted scope of services,
it should be recognizedthatthisassessment s limited in several important respects including, but not
limited to, the following:

+ A Property Condition Assessment is not a professional architecture or engineering service.
Conducting the walk-through survey, preparation of the Property Condition Assessment
report, and review of the Property Condition Assessment report does not constitute the
practice of professional architecture or engineering services, regardless of the educational
background, experience and professional licensing of the field assessor and report reviewer.
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+ The report represents a statement of the physical condition of the buildings and property
based upon visual ite observation, professional analysis, and judgment, and is current only
asthe dateof the site observation.

+ The report appliesonlytothose portionsoftheproperty andor items and equipment which
were capable of being visually observed, and property observations included only areas that
were readily accessible to our representative without opening or dismantling secured
‘componentsor areas. Note that since destructive testing wasnotwithin the scope of services
of this report, we were not able to visually evaluate if aluminum branch wiring, fie retardant
treated plywood, phenolic foam insulation, polybutylene piping, or other issues potentially
exist within concealed areas.

+ Drawings and specifications wereavailableonly to the extent described in the report

This report is intended to be read in whole. Information provided in the various sections is
complementaryand, insome instances, provides additional explanation of information concerning the
assessment, Therefore, interpretations and conclusions drawn by reviewing only specific sections are
the sole responsibilty of the user.

The representations regarding the status of ADA Title Il and FHA compliance were based on visual
observation and withoutphysicalmeasurementand,areonlyintended to be a good faith effort to assist
the client by noting evident non-conforming conditions along with estimates of costs to correct, and
thus are not to be considered to be based on an in-depth study.

This report is intended for the use of, and may be relied upon only by, the entities identified in the
Reliance section. The scope-of-servicesperformed in execution ofthis assessment is not appropriate to
satisfy the needs of other users. JLL i not responsibleforconclusions, opinions, or recommendations
made by others based on information presented in this report.

7.3.2 Subject Property Limitations

JLL VA requested access to the Subject Property sufficient to satisfy minimum requirements of the
Client's scope of work (as applicable) as well as our professionalopinionas to what constitutes
representative observations.

No notable access limitations were encountered. It istheopinion of JLLVA that the accessed portions
of the Subject Property enabled the collection of representative observations sufficient to achieve the
purpose of this PCA.
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7.4 PURPOSE

JLL VA was retained to perform a PCA of the Subject Property to assist Client in their underwriting of
a proposed mortgage loan. This report has no other purpose and JLL VA conveys no reliance except as
specifically stated below.

7.5 RELIANCE

This report is intended for &'léAdértobe SelectedByCity of Dallas, Department of Public
Works ("Lender") and such other persons as may be designated by Lender, and their respective
successors, assigns and/oraffiliates. This report and the information contained herein (i) may be relied
upon by Lender in determining whether to make a loan secured by the Subject Property and/or one or
more loans secured by direct or indirect interests therein (including, without imitation, any mezzanine
loan) (each individually, a “Loan, (ii) may be relied upon by any potential purchaser in determining
whether to purchase any Loan, an interest in any Loan, or any securities backed or secured, in whole
orn part, by any Loan or a interest in any Loan, (i) may be relied upon by any rating agency rating
securities representing an interest in any Loan or backed or secured, in wholeo in part, by any Loan
or an interest in any Loan, (iv) may be referred to in and included, in whole or in part, with materials
offering for sale any Loan, an interest in any Loan or any securities backed or secured, in whole or in
part, by any Loan or an interest in any Loan.
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7800 N Stemmons Fwy, Dallas, Texas 75247
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BUILDING HIGHLIGHTS 1|ITY
+ Newly RenovatedClass A building i i | Sn

+ Free structured parking - 5:1,000 1
+ Upgraded lobby, common areas, and restrooms
+ On-site property management, security, and .
afirst floor deli
+ Located five minutes from Dallas's biggest om 3

dical district —-medical district Co frre
+Direct access to MockingbirdCorridor andI-35 Thar ] pare

+ Move in ready spec suites - 900-2,500 RSF = ila a

Contact Kolby Dickerson 214-534-1599 kdickerson@txreproperties.com
Cole Moreano 214-995-1797 cmoreano@txreproperties.com
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7800 N Stemmons Fwy, Dallas, Texas 75247
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BUILDING HIGHLIGHTS BR
+ Newly Renovated Class A building
- Free structured parking - 5:1,000
+ Upgraded lobby, common areas, and restrooms
+ On-site property management, security, and
afirstfloordeli

- Located five minutes from Dallas's biggest
medical district Fo oY

i 44
+ Direct access to Mockingbird Corridor and I-35. fi i

+ Move in ready spec suites - 900-2,500 RSF

Contact Kolby Dickerson 214-534-1599 kdickerson@txreproperties.com
Cole Moreano 214-995-1797 cmoreano@txreproperties.com
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ELECTRONICALLY RECORDED 201500294673
11/03/2015 03:44:47 PM DEED 1/7

NOTICEOF CONFIDENTIALITY RIGHTS: IF YOUARE A NATURAL PERSON, YOUMAY KEMOVE OR STRIKE ANY OR ALL OF THE FOLLOWING INFORMATION
FROM ANY INSTRUMENT THAT TRANSFERSANINTEREST IN REAL PROPERTY
BEFORE I1 15 FILED FOR RECORD IN THE PUBLIC RECORDS: VOUR SOCIAL
SECURITY NUMBER OR YOUR DRIVER'S LICENSE NUMBER.

SPECIAL WARRANTYDEED WITH VENDOR'S LIEN

Dawe Outer 24,2005
Grantor: 7800 Stemmons, LP.a Texas ited pines
Grantor's Mailing Adres: 470 Wire BoulevedSue 00

LosAngeles, ClfoniaS010
Los Angles County, Caliomia

Grantee: 7800 Ricci, LC,» Tena irc Tibi company
Grant's Mating Address: 1111 West Miockinghin Lane:

Dall, Tena 75247
Dallas Cony. Texas ©
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1. RestrictiveCovenantsrecordedinAeder Volume71233, Page 947, alums 72044 Page
862, Vole BOI,Page 2746. Volame $1065. Page 330, Volume $2189,Page2450 of
he eal Property RecordsofDllas County, Teas,

2. Easement exceedby Broskbollo StemmonsOr, to Doles Power aad Light Company.
ood uly 12. 1982, ldSeptember. 1982. recordednudesVolume82174,PageST,
oftheReaPopenyReconds of Dallas County, Texas.

3. Mineral inert, 3s describedininsrment executedby Emples CentalInvstment
Corporation to evekbollowStemmonsOne. datedMarch 24, 1981. ed Apel 7. 1981,
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acknowledges and sipulaes that Grant is no relying on any reprseniaion, statement, or ther
assertion with respect 1 the Property condition but is elyingon Grant's examinationof theProperty. Granefakes the Propertywithexpreswaderstandingandstipulationthaterers bo
expeo implied warranties exceptfo limited warranties of tiese fot in thisdecd.

The veodor's liensagaiastandsuperiorfit to thepropertyareretaincd unl achnote:
described herein is fullypaidaccordingto 6 terms, atwhich inc thin Deedshallbecome
absolute.
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Younger Partners 
14643 Dallas Parkway � Suite 950.  Dallas, TX 75254      

CONFIDENTIALITY STATEMENT   Please return to:  
7800 Stemmons Freeway      tom.strohbehn@youngerpartners.com              
Dallas, TX 75247       Attn: Tom Strohbehn, CCIM 

 
The undersigned has been advised that Younger Partners has been retained on an exclusive basis by the Owner with respect to the 
offering for sale of 7800 Stemmons (the �Property�).   The Owner has indicated that all inquiries and communications with respect to 
the contemplated sale of such Property be directed to Younger Partners.  The undersigned hereby acknowledges that it is a principal 
or an investment advisor in connection with the possible acquisition of the Property. 
 
The Owner has available for review certain information (�Confidential Information�) concerning the Property.  On behalf of the 
Owner, Younger Partners may make such Confidential Information available to the undersigned upon execution of this Confidentiality 
Statement.  The Confidential Information is intended solely for your own limited use in considering whether to pursue negotiations 
to acquire the Property.  This is not an agreement to sell the Property nor an offer of sale.  No agreement binding upon the Owner 
of the Property, or any of its associated or affiliated companies, shall be deemed to exist, at law or equity, until the Owner of the 
Property enters into a formal binding agreement of sale. 
 
The Confidential Information contains brief, selected information pertaining to the business and affairs of the Owner, and has been 
prepared by Owner and Younger Partners, primarily from information supplied by the Owner of the Owner�s agent.  It does not 
purport to be all inclusive or to contain all the information which a prospective purchaser may desire.  Neither Younger Partners, the 
Owner nor the Owner�s Lender make any representation or warranty, expressed or implied, as to the accuracy or completeness of 
the Confidential Information and no legal liability is assumed or to be implied with respect thereto. 
 
By executing this Confidentiality Statement you agree that the Information provided is confidential, that you will hold and treat it in 
the strictest of confidence, and that you will not disclose or permit anyone else to disclose the Information to any person, firm or 
entity without prior written authorization of the Owner and Younger Partners except that the information may be disclosed to your 
partners, employees, legal counsel and lenders or pursuant to a court order.  Owner expressly reserves the right in its sole discretion 
to reject any or all proposals or expressions or interest in the property and to terminate discussions with any party at negotiations 
you hereby agree to return the Confidential Information to Younger Partners. 
 
ON BEHALF OF PROSPECTIVE PURCHASER:  CO-BROKER (If Any):  
 
Company: _________________________  Company: ________________________________  
 
Address:  _________________________  Address:  ________________________________  
 
City, State, Zip: _________________________  City, State, Zip: ________________________________  
 
Telephone:  _________________________  Telephone: ________________________________  
 
Email:  _________________________  Email:  ________________________________  
 
By:  _________________________  By:  ________________________________  
 
Its:  _________________________  Its:  ________________________________  
 
Date:  _________________________  Date:  ________________________________  
 
Signature: _________________________  Signature: ________________________________ 



Younger Partacrs Dalla LLC
© 1122015
=I Information About Brokerage Services
Li Texas law requires all real estate censees to give the following information about

‘brokerageservicestoprospectivebuyers, tenants, sellers andlandiords.
TYPESOFREAL ESTATELICENSE HOLDERS:
= ABROKERis responsefor al brokerageache,incuding acts performedby saeagents sponsoredbythebroker
© ASALESAGENTmustbesponsoredby abroker2ndworkswihchentscnbeaofthe cher
ABROKER'S MINIMUM DUTIES REQUIREDBYLAW(Aclient i thepersono party that hebrokerrepresents):
= Put he interests ofthe entstoveal thers ncingthebrokersown eres.
= Ifo hechert ofanymates formation aus he propery cr ransactan receivedb thebroker,
+ Answerthcientsquestons and resent any fer oorcounterfefrom he entand
* Treota partestoares estatetransactionhonestyandfy.
ALICENSEHOLDERCANREPRESENT APARTYIN A REAL ESTATETRANSACTION:
ASAGENTFOR OWNER(SELLERILANDLORD):Th brokebecomes the property ner agenthoch an agreement wih th owner.
usuallyin awienisting to selorproperymanagementagreemert.Anowners agentMustperm the biokers minimumdutes
aboveand mustinfo the cunerof anymateria inomationabout the proper or ransacion knownby the agent, ncucingInformationdisclosed tthe agentor ubagent byte buyer obuyersagent.
ASAGENTFORBUYERITENANT:Thebrokerbecomesihebiyertanantsagen byagreeing orepresentthe buyer,usually rough a
writen representation agreement. Abuyers agentmustpero the brokers.minimumduesaboveand must for the buyerofany
material formationabc hepropery a transacion knownby the.agent. cluding formationdisclosed fo fhe ganbythe seter or
sete agent
ASAGENTFORBOTH - INTERMEDIARY:Toac a anintermediary between iheparies the brokermustfstcbtainthe writen
agreement of each pary1 the transacicn. The writen sreamentmust taewhowilpaythebroker and. in conspicuous bold or
indenprt.set forth thebrokerscigatons25 a intermediary.A brokerwhaact 4an tarmediany.
=a eat afparties tthe transaction imparialy ndfay:© May.wththeparties’ witenconsent.sont a ferent oerseholderassociated withtheboker 10eachpary (ownerand

buyer) ocommunicatewih,priceopinionsandchic,andcayothe nsnconsofaach pany fo the Fransacsn
* Mus notunlessspecicalyauborized in wing odoso by he pry.disclose:

thatthe ownerwlaccept aprio less anhewriten askingprice:
thatthe buyerenantwil pay a ios greater hantheprice bite nawitenof: and

© any coment infomaton or anycherInfomation at a pany specicaly instucts the broker in withg not1
dicose.ures recuied 0do50by law.

ASSUBAGENT: A foun hokderacts 25 aSubagentwhenacing a Buyerin a transaction withoutan reer 10 represent the
yer. Asubagentcanasi:ne perbusdoes otrepresent hebuyerandmust lace fe terest ofthe ownerfst.
TO AVOIDDISPUTES,ALLAGREEMENTSBETWEENYOUAND ABROKERSHOULDBEINWRITINGANDCLEARLYESTABLISH:
+ Thebrokersduties and responsies 1you andyourobigasosunde ferepresentation agreement.
* Whowi paythe brokerforservioe provide 1 you,whenpaymentwi be madeandhowthepaymentwdbecalculated
LICENSEHOLDERCONTACTINFORMATION: Thisnoice isbeingprovide foinformationpurposes. It doesno createan obigation for
39010 sethebroker'sservice.Pleaseacknowledgerosiptof#7nofiobelowand retain 8spyforyourrecords.
YoungerPartnersDallas, LLC sootase uses
Lense Broker rokerFimNameo TenseNo Eat Prone
PrimaryAssumed BusinessName
Moody Younger 420370 moodyyounger@youngerpartnerscom _ 141234412DesignatedBroker orFim Toensetio Ener Prone
Comets hed Geshe Ew Fee
Aososste
Sehoniknodtone Geese Ew Phe

Baresiade wa Owe
Regulatedby the TexasReal EstateCommission Information avaiableat www rec texas gov

1851.0

Pr N rea 5 ty 31857 eneeRetPr cn a maa|



National Flood Hazard Layer FIRMette & FEMA Legend
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€006372-070522 - Open Records Request

Message History (2)

Dear Mikhael Jerrae

Salvador:

Thank

you for your interest in public records of the City of Dallas. Your request has
been received and is being processed in accordance with Chapter 552 of Texas
Government Code, the Public Information Act. Your request was received in this

office oon 7/5/2022 and given the reference

number: C006372-070522fortracking purposes.

Records

Requested: To Building Department,

We are conducting a property condition assessment of 7800 N Stemmons Fwy, Dallas, TX 75247. In
regard to this property:

+ Are there open, unresolved building code violations on file for the property? (If yes, please provide
us details.)
+ Does the department conduct regular, routine code compliance inspections of this type of property?
Gif yes, please provide the date of the most recent inspection.)
+ Please provide us with the current Certificate(s) of Occupancy for the property.

Please let us know if there are any costs associated with processing this request prior to processing.
We are requesting a response via email. Thank you for your attention to this request.

Your request will
besent to the relevant City department(s) to locate the information and
determine any costs that may be due. You will receive an email when your
request has been completed. If your request is received on the weekend or after
business hours, it will be processed the next business day.

You can ‘monitor the progress of your

request at the link below and youll receive an email when your request has

Govr Page1



been completed. Again, thank you for using the Public Records Center

City of Dallas

To
monitor the progress or update this request please log into the Public Records Center.

https/idallastx. govga.usWEBAPP/_rs/RequestEdit aspx?rid=245080

£2On 7/5/2022 1:46:10 PM, Mikhael Jerrae Salvador wrt

Request Created on Public Portal

Govr Page



Salvador, Mikhael

From: Salvador, Mikhael
Sent: Wednesday, 6 July 2022 2:48 am
To: dfd-hazmat@dallascityhallcom

Subject: Information Request for Property - 7800 N Stemmons Fwy, Dallas, TX 75247

Importance: High

To Fire Department,

We are conducting apropertycondition assessment of 7800N Stemmons Fy, Dallas, TX 75247. In regord to this
property:

Are there open, unresolvedire code violations on filforthe property? Ifyes, please provide us details)
«Does the department conduct regular, routine code compliance inspectionsofthis typeof property? if yes,
pleaseprovide the dateof the most recent inspection.)

Please let us knowf there are any costs associated with processing thisrequestprior to processing. We are.
requesting a response via email. Thankyouforyourattention to this request.

Regards,

Mikhael lerrae Salvador
Data Analyst
ALL Valuation Advisory
mikhaeLsslvador@sp com

icompvalue

'
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(2) Dallas Central AppraisaliDistrict

Commercial Account #00000778557250000
Loaton werLog Desc Von Inverts Lang Exanptans EstaToes kang Foe Way

Location (Current 2022)dares: 75001 STEMMIONS FYMarket area: 0Mapsco: 330 (onLLAS)
DCAD Property Map
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  Please complete and sign this questionnaire before the site visit by JLL VA. If 
additional documentation is warranted for a complete response, please provide it.

Property Owner/Owner’s Representative, Title Telephone Fax

Email address

Property Manager/Site Contact Telephone

Email address

Experience at property (Years/Months) 

Maintenance Manager, Title Telephone

Email address

Experience at property (Years/Months) 

Total Land Area (acreage)

Dates of Construction Completion / Major Renovations

Total Number of Buildings on the Property 

Has the property had a Seismic report completed in the past two years?      Yes     No    Unknown

Has the Property been damaged by a catastrophic event or natural disaster           Yes     No    Unknown
If yes, please attach detail including type of event, extent of damage and date of event.
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Number of On-Site Parking Spaces (total, all types included) Number of Covered Parking Spaces and/or Garage Spaces

Number of Parking Spaces intended for Accessibility (with ADA pavement markings, marked aisles, and/or vertical signage):

# of Commercial / Retail Units Total Square Footage of 
Commercial / Retail Tenants 

Current Economic 
Occupancy for Retail (%)) 

Current Physical Occupancy for 
Retail (%)  

Include brief narrative on com  

Property complies with Jurisdictional regulations? If not in compliance, attach explanation (if not known, indicate such). 

Yes No UnknownBuilding Code   Fire Code  Yes   No Unknown

 Zoning    Yes   No     Unknown

 

Electricity 

Natural Gas 

Other Fuel Types (i.e., oil, propane)

Water 

Sewer 
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Landscape Irrigation is present?    

Yes    No    N/A

If present,  Manual        Automated  

Seasonal   Year-round   

Asphalt/Concrete Parking Pavement is Present?         Yes       No      N/A 

Last Re-seal & Re-stripe Date Last Overlay Date 

Improvements  in ast 3 Years 

Construction Framework Type 

Foundation Type 

Exterior Walls & Finishes Type: Dates of most recent exterior painting, sealing, tuckpointing, etc.: 

Elevators/Escalators: Last Inspection Date (attach inspection certificate, if applicable)

Types of Roofs: Ages of Roofs:

Roof Warranties (term, start dates or end dates of coverage: 

Known Leaks         Yes    No 

Size of property feeds (amps): Sizes of feeds to apartments (amps): 

Electrical Metering          Individually Metered Units        Master Metered 

Is aluminum branch wiring present?  No   Unknown 

  Yes      Yes but corrective action is in place (such as pigtailing, COPALUM, AlumiCon or other method) 
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HVAC System Description 

  Electric       Natural Gas     Other (include description) Total Count & Heating/Cooling Capacity

Average age of HVAC units or range of ages (i.e. if there are multiple)

Water/Sanitary Sewer Material Type:   Copper PVC Galvanized Metal Cast Iron 

Polybutylene Other 

Water Heaters 
 Individual  Count  _________ #  

Capacity _______ gallons 

 Central      Count  _________ #   

 Capacity _______ gallons 

Does any part of Property have a Fire Sprinkler System:      

  Yes              No
Type:    Wet      Dry

Most recent full inspection date:
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Please comment on completed and planned capital improvements.  Attach documentation if available. 

Completed and In Progress Capital Improvements, including: 

Items and count of improvements (i.e. areas of paving resurfaced, units gut renovated, building roofs replaced) 

Date (years(s)) of improvement 

Cost of Project (approximation if not known) 

Planned Capital Improvements, including only items budgeted, out to bid, or under contract: 

Items and count of improvement (i.e. number and type of appliances on order, buildings to be repainted) 

Years planned 

Anticipated Cost 

By: 

Name: 

Title: 

Date: 
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Professional Associate
Christopher J. Beumer has over 20 years of environmental and property condition 
consulting experience in the United States, including specific expertise with 
multifamily, hospitality, office, industrial, retail, commercial offices, gas stations, 
etc.

Noteworthy Projects

1. Houston Industrial
Performed a Phase I ESA and PCA of a 1,000,000 
SF single-story industrial building complex in 
Houston, Texas.

2. Grace Care Center of Nocona
Performed a Phase I ESA and PCA of a regional 
nursing home, consisting of 480,000 SF of 
developed space on five acres of land in Nocona,
Texas.

3. Westwood Apartments
Performed a Phase I ESA and PCA of a 360-unit 
high-rise multifamily property in Wake Village, 
Texas.

Experience

Prior to joining JLL as a Professional Associate, 
Christopher J. Beumer has worked in the due diligence 
industry for 20 years as a Senior Project Manager at CBRE
and IVI Assessment, and has managed projects ranging 
from site assessments, site characterization, and capital 
planning.

Education 

University of Texas at Arlington, Bachelor of Science in 
Architecture, 2000

Affiliations, Licenses, Registrations

• Environmental Professional per ASTM E1527-21

Scope Specialties:

ASTM E1527: Phase I ESA
ASTM E1528: PCA
Fannie Mae
Freddie Mac

Christopher J. Beumer



Mexico Vesta Industrial Portfolio
Managed and reviewed a 50-site industrial portfolio, 
throughout Mexico
Javits Center, New York City
Building Envelope Assessment of a 1.8-Million SF 
convention center located in Midtown Manhattan
AON Center, Chicago
PCA for 3.6-million SF, 83-Story Office Building
Ritz Carlton Hotel, New York City
PCA for the Luxury Hotel at the edge of Central Park

Equity/Acquisition Reports
ASTM E1528: PCA
ASTM E1527: Phase I ESA
Fannie Mae PCA
Freddie Mac ESA
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George E. Bouchie, PE
Engineering Practice Lead
Valuation Advisory, U.S.

Current responsibilities

Mr. Bouchie serves as the Engineering Practice Lead for JLL Valuation Advisory [1], 
overseeing operations related to Property Condition Assessments and related services; 
coordinating projects ranging from single-site debt servicing to complex equity 
portfolio evaluations; and guiding staff with backgrounds in enginering,
architecture, construction services and related fields.

Experience

Mr. Bouchie has over thirty years of industry experience that includes all
phases of property condition and environmental site assessment. He has
worked with several firms providing nationwide environmental and engineering
due diligence services, with emphasis on evaluations conforming to ASTM
standards and agency scopes. Mr. Bouchie has conducted, provided senior
review, and managed hundreds of PCAs on a wide range of multifamily,
commercial, and industrial property types throughout the country.

Pertaining to Fannie Mae and Freddie Mac requirements, Mr. Bouchie has
more than five years of experience performing multifamily property inspections, 
including dozens of PCAs, and conducting similar work for financial institutions.

Education and affiliations

Tulane University
Bachelor of Science – Civil and Environmental Engineering

Professional Engineer, Illinois Licence 062.050005

Environmental Bankers Asociation
Mortgage Bankers Assocation

Contact
T +1 708 466 4674
george.bouchie@am.jll.com

Specialties:

ASTM E2018: 
Property Condition
Assessments: 
Baseline PCA 
Process

ASTM E1527: 
Environmental Site 
Assessments: Phase I 
ESA Process

Fannie Mae & 
Freddie Mac 
(PCA/SBL)

Construction Plan 
and Cost Review

Seismic Risk 
Assessment

[1] U.S. property valuation and tax consulting services are performed by JLL Valuation & Advisory 
Services, LLC, a wholly owned indirect subsidiary of Jones Lang LaSalle Incorporated.
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JLL Valuation Advisory 
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