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Introduction 

The subject of this inspection is a two-story commercial building located on the north side of the parcel 

located at 4216 Kiernan Avenue, Modesto, CA.  The building is a wood-frames structure with a wood 

truss system roof deck.  The building is fully occupied by at least 5 tenants.  All tenants provided 

adequate access to the building.  The common area is located in the center of the building and consists 

of the elevator, elevator room, stairs, 2nd floor walkways, four restrooms, and the janitor’s closet.  The 

main switchgear is located on the south side of the building and accessed from the exterior. 

This inspection was conducted at various times of the day on Thursday, September 29th, 2011 by Scott 

Monday of Trinity Renovation. 

Summary of Findings 

In general, the property is in very good condition for its age and its past use.  There are no major areas 

of concern, and the building appears to have been well maintained throughout its life. 

Urgent Needs 

The inspector did not note any urgent needs on this property. 

Inspection Disclaimer 

This building inspection was visual in nature and not invasive.  The inspector did not note any apparent 

conditions that would necessitate invasive investigation. 

Recommendation for Further Inspection 

Trinity Renovation was advised that separate inspections were conducted in the areas of roofing, HVAC 

and pest.  This is in line with any further recommendations we would normally make. 
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0 – General Items 

ADA Compliance 

Findings:   

¶ Due to the age of the property and the ever-changing upgrades to ADA law, this building may 

deviate slightly from current ADA compliance.  However, the building appears to have been 

constructed to the highest of ADA compliance when originally built. 

¶ Handicap parking stall size, signage and configuration may not meet current ADA guidelines. (Pic 

00-3) 

¶ Handicap ramps protrude into the parking lot instead of being recessed into flatwork, which is 

not recommended under current ADA guidelines. (Pic 00-2) 

¶ Break Room cabinets in various suites do not have adequate clearance at the toe-kick for 

wheelchair access. 

¶ Handicap path of travel along sidewalk appears to be compliant. (Pic 00-1) 

Recommendations: 

¶ No ADA modification recommended at this time.  Building is mostly in compliance. 

00-3   00-2

00-1 
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Pest 

Findings: 

¶ Inspection did not yield any pest-related concerns or observations. 

Recommendations: 

¶ None 
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02 – Site 

Grading and Paving 

Findings: 

¶ In general, parking lot is in good serviceable condition. 

¶ Parking lot does not appear to have been sealed since original construction. (Pic 02-4) 

¶ Sinkhole in paving found on the southwest side of the property.  Could be caused by excessive 

underground moisture. (Pic 02-7) 

¶ Excessive cracking was observed at southwest area drain. (Pic 02-8) 

¶ Water supply backflow devices and meters are located in northwest side of property.  Backflows 

are not insulated for freeze protection. (Pic 02-1) 

¶ Fire water supply located at the northwest side of building with proper FDC connection. (Pic 02-

3) 

Recommendations: 

¶ Seal the parking lot every 3-5 years to prevent premature wear, including filling of any cracks 

that may compromise the integrity of the paving. 

¶ Repair sinkhole by excavating soft paving, checking for cause of underground moisture, properly 

compacting the area and re-paving. 

¶  Recommend insulating backflow devices. 

02-4   02-7 

02-8  
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02-1   02-3 

 

Site Concrete  

Findings: 

¶ Site concrete is in very good condition. 

Recommendations: 

¶ None 

Striping & Signage  

Findings: 

¶ Parking lot striping is faded and in need of re-application. (Pic 02-13) 

Recommendations: 

¶ After sealing the parking lot, re-stripe. 

 02-13 
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Fencing and Gates  

Findings: 

¶ Fencing and gates on both sides of the property in good condition. 

Recommendations: 

¶ None. 

Landscape and Irrigation 

Findings: 

¶ Landscaping in general is in good condition. 

¶ Dead shrubs notes at the southwest side of the building. (Pic 02-5) 

¶ Sinkholes noted in landscaping around west and north side of building. (Pics 02-6, 02-10, 02-11, 

02-12) 

Recommendations: 

¶ Repair dead shrubs as needed. 

¶ Investigate cause of sinkholes in landscaping.  Appears to be improper initial compaction 

combined with irrigation over the years.  Could also be due to ruptured underground irrigation. 

02-5         02-6  

02-12  
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02-10        02-11  
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03 – Concrete 

Foundation 

Findings: 

¶ No signs of heaving, excessive cracking of floor finishes or other indicators of foundation issues. 

Recommendations: 

¶ None 

Flatwork 

Findings: 

¶ Walkways and ramps around the building are in good condition and relatively free of trip 

hazards. 

Recommendations: 

¶ None 
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05 – Steel 

Stairs & Handrails 

Findings: 

¶ Handrail at stairs in the center of building in very good condition and of high quality.  Handrails 

are solidly connected and at proper height. 

Recommendations: 

¶ None. 

Ladders 

Findings: 

¶ Roof access ladder is in good condition and sturdy.   However, accessing the roof ladder was 

difficult. 

Recommendations: 

¶ Recommend clearing the janitor’s closet to provide sufficient access to roof ladder. 
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06 – Carpentry 

Structural Framing 

Findings: 

¶ The walls, floor and roof systems are wood framed.  There were no signs of structural issues as 

evidenced by very little cracking of finishes or signs of building movement. 

¶ The roof deck on the east side of the skylight, center of skylight, is a bit soft. (Pic 06-2) 

Recommendations: 

¶ Recommend investigating the soft roof deck to confirm it is not caused by water damage. 

06-12 

Finish Carpentry 

Findings: 

¶ The building contains above-average finish carpentry, including stain-grade trim in most of the 

tenant spaces. 

¶ Door casings and jambs are in good condition and show wear and tear common for buildings of 

its age. 

Recommendations: 

¶ None 

Cabinets and Countertops 

Findings: 
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¶ Cabinetry in the building consists mostly of plastic laminate cabinets and counters in a variety of 

colors. (Pic 06-1) 

¶ All cabinets and counters appear to be in like-new condition with no signs of past water damage. 

Recommendations: 

¶ None 

 06-1 
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07 – Waterproofing and Insulation 

Insulation 

Findings: 

¶ Wall and roof deck insulation could not be verified, but would have been required during 

original construction when the building was built. 

Recommendations: 

¶ None. 

Roofing 

Findings: 

¶ The building features a very standard built-up roof system consisting of a cap sheet and multiple 

layers of tar roof and granulated compounds. (Pic 07-6) 

¶ The parapet walls are also built-up roofing. 

¶ Roof drains are spaced properly around the perimeter of the building and are tied into the 

underground storm drain system. 

¶ Roof drains contain a standard “overflow” system that “daylights” approximately 22’ off the 

ground, facing towards the exterior of the building. (Pic 07-8) 

¶ Roof drain cavities contain a moderate amount of sediment and debris. (Pic 07-11, 07-12, 07-14, 

07-15) 

¶ No signs that overflows have been active in the recent past. 

Recommendations: 

¶ Clean roof drain cavities regularly to ensure proper operation. 

¶ Monitor overflow drains during rain to ensure they remain inactive. 

07-6     07-8 
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07-11     07-12 

07-14     07-15 

 

Sheet Metal 

Findings: 

¶ Parapet caps are a standard-gauge sheet metal cap, sloping back toward the roof with drip 

edges on both sides.  The cap is affixed using hex-head lag screws through the top of the cap 

and then sealed with vulcum caulking.  (Pic 07-10) 

¶ The cap flashing joints are cracked in multiple locations and in need of maintenance.  The mastic 

is no longer water-tight.  This could allow water under the cap and into the exterior wall cavity. 

(Pic 07-5, 07-7, 07-9, 07-10, 07-13, 07-16) 

Recommendations 

¶ Remove existing mastic at cap flashing joints and replace with new mastic as needed 

07-10     07-5 
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07-7     07-9 

07-10     07-13  

07-16  
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08 – Doors & Windows 

Doors 

Findings: 

¶ Doors, frames and hardware are in very good condition and show signs of wear typical for the 

buildings age. 

¶ 1st floor men’s restroom closer arm is too long and hits the drywall when opened all the way. 

(Pic 08-1) 

Recommendations: 

¶ Replace door closer at men’s restroom to prevent further damage. 

08-1 

 

Windows 

Findings: 

¶ Interior and exterior windows are hollow-metal frames with single and dual-pane glass.  Frames 

are painted. 

¶ Tenant located on 2nd floor of building, east side report water infiltration through their windows 

during we months.  Drywall sill is show minor signs of water infiltration commensurate to the 

complaint. (Pic 08-2) 

¶ Multiple 1st floor exterior windows show significant hard water stains from irrigation hitting 

them.  This could lead to water infiltration over time. (Pic 08-3) 

Recommendations: 

¶ Recommend investigating water infiltration issue at 2nd floor east windows.  The best way to do 

this by conducting a water test and then observing the results. 

¶ Recommend adjusting the spray pattern of the irrigation to ensure it is not hitting the windows. 
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08-2      08-3 
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09 – Finishes 

Exterior Plaster / Stucco 

Findings: 

¶ Exterior plaster is in very good condition with very few stress cracks.  Foam reveals around the 

windows are also in good condition. 

¶ One significant stress crack has occurred on the west side of the building at the top right corner 

of a 1st floor window. (Pic 09-1) 

¶ Sign of impact on stucco on the southwest side of the building about 8” off of the finished 

concrete walkway. (Pic 09-2) 

Recommendations: 

¶ Recommend caulking and painting any stress cracks occurring at the corner of the windows and 

doors.  Although these are common in plaster finishes, it’s best to seal them before they chip or 

crack further. 

¶ Recommend repairing any damage to plaster as needed. 

09-1    09-2 

 

Interior Plaster / Drywall 

Findings: 

¶ Drywall in the building is standard orange peel finish.  Drywall is in good condition other than a 

few areas noted below. 

¶ At the north entry to the building, along both the east and west walls, at the north end of the 2nd 

floor mezzanine, the drywall shows signs of cracking caused by standard building settlement 

since original construction. (Pic 09-3, 09-4) 

¶ Tenant space located on the west side of the building, 1st floor, at the south side of their space, 

has an unfinished office modification.  It appears this space was opened up to an adjacent area 

and never finished. (Pics 09-8) 
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¶ 2nd floor men’s restroom, at the entry door, there are stress cracks at the right side of the door 

and along the corner of the wall.  (Pics 09-11, 09-12) 

Recommendations: 

¶ Recommend cleaning out cracked drywall joints and re-taping and re-texturing as needed to 

achieve like-new look. 

09-3    09-4 

09-8      09-11 

 09-12 
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Flooring 

Findings: 

¶ Flooring throughout common area is tile in very good condition. 

¶ A few floor tile locations have a hollow-sound when walking over them.  This indicates the tile 

have become loose over the years.  This is often caused by minor building movement as it 

settles. (Pic 09-5) 

¶ Flooring throughout tenant spaces is a mixture of carpet, wood flooring and VCT.  All are in 

average to good condition. 

¶ 2nd floor tenant on the east side reported issues with food flooring transition strips coming up 

on a regular basis. (Pic 09-9) 

Recommendations: 

¶ Recommend tile flooring be re-adhered as needed. 

¶ Recommend wood transition strip be re-placed or secured using concrete anchors as needed to 

prevent trip hazards. 

09-5      09-9 

 

Baseboard 

Findings: 

¶ Baseboard is mostly rubber base over carpet and VCT and tile base over tile.  All base is in good 

condition. 

Recommendations: 

¶ None. 
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Painting 

Findings: 

¶ In general, building paint is in very good condition. 

Recommendations: 

¶ None 

T-bar Ceiling 

Findings: 

¶ T-bar ceiling throughout is in very good condition. 

¶ A few locations throughout the building show signs of previous water damage.  None of the 

locations showed signs of moisture or mold, indicating stains may be from past issues that have 

remedied.  Some stains occurred on the first floor and may have been caused by furnaces 

located in the 1st floor ceiling. 

Recommendations: 

¶ Monitor stained locations and investigate should future moisture occur. 
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10 – Specialties 

Toilet Partitions 

Findings: 

¶ Toilet partitions are in good condition and are strongly anchored to walls and lock properly. 

Recommendations: 

¶ None 

Toilet Accessories 

Findings: 

¶ Toilet accessories are in good condition and operate properly. 

Recommendations: 

¶ None 

Signage 

Findings: 

¶ Restroom signs were present and, although they do not meet current ADA signage 

requirements, they are common for buildings of its age. 

Recommendations: 

¶ None 

Fire Extinguishers 

Findings: 

¶ Fire extinguishers were present in multiple locations as required by code. 

¶ Some fire extinguishers appear to be expired. 

Recommendations: 

¶ Ensure all fire extinguishers are inspected annually. 
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15 – Mechanical Systems 

Plumbing 

Findings: 

¶ Plumbing system appears to be in very good condition. 

¶ All supply lines are braided and do not show signs of leaking. 

¶ Water heater is high capacity and located in the 2nd floor janitors closet adjacent to the roof 

ladder.  (Pic 15-7) 

¶ Water heater is adequately strapped for seismic issues. 

¶ Not all hot water supply lines and drain lines are wrapped for ADA compliance. (Pic 15-4) 

¶ 1st floor men’s restroom urinal flush valve device shows signs of past leakage. (Pic 15-5) 

Recommendations: 

¶ Recommend insulating all hot water supply and drain lines for ADA compliance. 

¶ Recommend monitoring 1st floor men’s restroom urinal flush valve device for future leaks. 

15-7      15-5 

15-4 
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Heating, Ventilation and Air Conditioning 

Findings: 

¶ Building owner is having an HVAC inspection completed by another inspection company. 

Recommendations: 

¶ Not inspected. 

Fire Sprinklers 

Findings: 

¶ The building is fully sprinkled. 

¶ Fire sprinkler riser and detection device located on the northwest side of the building. (Pic 15-1) 

¶ Fire sprinkler testing appears to have not been conducted since January 25th, 2002.  This system 

should be inspected every 5 years. (Pic 15-2) 

¶ One escutcheon is missing in the 1st floor common area, west side. (Pic 15-3) 

Recommendations: 

¶ Recommend conducting a fire sprinkler test to comply with Fire Marshal requirements.  To do 

so, contact Mr. Will Grover, Solecon Industrial, 209-572-7390. 

¶ Recommend installing one new escutcheon. 

15-1      15-2 



 

25  4216 Kiernan Avenue, Modesto, CA 

15-3 
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16 – Electrical Systems 

Site Electrical  

Findings: 

¶ The site is lit by perimeter site lighting on pedestals and poles. 

¶ Lights appear to be operating and in good condition. 

¶ Building perimeter is lit be a combination of flood lights in soffits and wall sconces for accent 

lighting. 

Recommendations: 

¶ None 

Electrical 

Findings: 

¶ Electrical switch gear is located in electrical room on south side of the building accessed from 

the outside. 

¶ Switchgear is two 1200 Amp sections with 12 meter sockets and disconnects. (Pic 16-2) 

¶ Telephone and cable MPOE also located in this electrical room with conduit to each tenant 

space. 

¶ Interior lighting is 2x4 and 2x2 tropher lights in t-bar grid and fluorescent can light sin hard lid 

areas. 

¶ Lighting is energy-efficient A/B switching with occupant sensors in most rooms. (Pic 16-3) 

Recommendations: 

¶ None 

16-2      16-3     


