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1.0  Executive Summary

General Description

The property consists of three separate office buildings, namely one 2-story building flanked in part by 
two one-story office buildings to form a U-shape building complex. According to Al Schwartz of Fulton 
Grace Realty, the complex provides for a total of 18 occupied and 3 vacant rental units. According to an 
online real estate listing, the buildings were allegedly built in 1974 and provide for 41,700 square feet of
rentable space.

General Condition and Level of Maintenance

Overall, the property appears to be poorly maintained and in need of a major rehab/update both inside 
and out given a plethora of significant deficiencies attributed to age and a combination of deferred and 
sub-standard maintenance repairs in what appears to be an attempt in futility to postpone the inevitable 
replacement of a number of building systems including but not limited to building entrance doors, fixed 
glass window and overhead door openings, built-up roof, and mechanical equipment. Added to the mix 
are maintenance repair needs considered typical for age/year built in regard to brick masonry not too 
mention other important issues and concerns of and affecting general life and fire safety as well as ADA 
compliance not to mention possible asbestos mineral containing material. That noted, apart from what 
appear to be tenant improvements attributed primarily to build-outs to accommodate tenant use like that 
observed inside building address 3210, remaining building systems appear to be old/original and dated 
for most part.

Site

The asphalt pavement serving the parking lot area and right-of-way appears to have been resurfaced 
within the past 1-2 years and is considered to be in reasonably sound and serviceable condition at this 
time. According to one of the building tenants we spoke with, the original asphalt pavement serving the 
parking lot and right-of-way was allegedly resurfaced as opposed to performing a complete tear-out and 
replacement of the binder beneath. Not surprisingly and according to another building tenant we briefly 
spoke with, the original asphalt pavement was allegedly in overall poor serviceable condition, overrun 
with pot holes and in dire need of replacement not unlike other building systems enumerated herein.

Prepared and Submitted by Know-Fault Ltd.

2-Story building/office front elevation 1-Story building/office east wing

1



File No. 17-4493 3150-3210 Doolittle Drive, Northbrook, IL 60062

1.0  Executive Summary
Foundation/Structure

No readily apparent immediate/major deficiencies to report at this particular time based upon a visual 
inspection of the building exterior and a cursory walk-through of seven randomly selected rental units in
conducting a baseline PCA.

Exterior Walls

Apart from some typical tuckpointing and other maintenance repair needs considered not altogether 
uncommon for a commercial building in this age range, exterior brick masonry walls appear to be in 
reasonably sound and serviceable condition showing no signs of abnormal distress at this time. In 
contrast, the majority of exterior metal doors and frames including that serving fixed glass window 
openings appear to be old/original and suffer from deferred maintenance in varying degrees whereby 
many have been painted over rust that serves to camouflage the damage sustained to date. There also 
appear to be two or more fixed glass window openings with broken/cracked glass in addition to several 
or more covered with plastic shrink wrap inside serving building unit 3210 (Also refer to section entitled
'Life & Fire Safety' for related observations). If this were not enough, apart from one sectional overhead 
door, remaining overhead door openings appear to be old/original, warped, and weathered accompanied 
by rusty components in varying degrees in addition to loose, worn door stop trim and weatherstripping.

Roof

The existing asphalt and gravel built-up roof surface appears to be older/aging (at least 20 years old, if 
not more) and in overall poor serviceable condition at this time which serves to increase the likelihood 
of water intrusion/leaks now and in time to come.

Electrical System

Information deemed insufficient based upon a hurried superficial visual inspection thereof due to 
limitations and time constraints imposed by the seller/owner in conducting a baseline PCA of an office  
building complex this size in this age range in which event an overall assessment of the electrical system
is unable to be provided at this time.

HVAC System

Based upon the mechanical inspection report documentation made available at the time of the PCA 
(refer to copy included in Appendix) and using the serial numbers provided therein, the majority of 
indoor/outdoor mechanical heating and cooling equipment appears to have been manufactured in 1986, 
1988 and 1991 and, as such, considered to be well past the 15-20 year normal life cycle regardless of 
working condition unable to be verified at this time. It should also be noted that the HVAC service 
maintenance agreement made available at the time of the PCA (refer to copy included in the Appendix 
of this report), as provided in an email file attachment submitted by Al Schwartz of Fulton Grace Realty,
is deemed totally worthless since it fails to include a schedule of mechanical equipment as normally 
provided in a service maintenance agreement not to mention the omission of a signature and date of 
acceptance by the party for whom the agreement was intended. It should also be stated that given the 
existing condition of the built-up roof surface, we were unable to perform a due diligent assessment of 
any rooftop equipment without a hold-harmless agreement from the owner.

Prepared and Submitted by Know-Fault Ltd.
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1.0  Executive Summary
Plumbing System

Information obtained in conducting a cursory walk-through of seven randomly selected rental units 
deemed insufficient due to limitations and time constraints imposed by the seller/owner in conducting 
the PCA in which event an overall assessment of the plumbing system is unable to be provided at this 
time.

Interior Elements

Water stains present/observed on ceiling tile at numerous locations inside randomly selected rental units.
The majority of exterior metal door and window frames serving the seven individual randomly selected 
rental units exhibit moderate to severe rust at this time. 

Vertical Transportation

None present inside the 2-story office building as may be required per present ADA standards.

Life Safety & Fire Protection

The building fails to provide for tempered safety glass as/where normally required per present day 
standards including but not limited to building entrance doors with glass lite openings, fixed glass 
window openings less than 18-inches above the finish floor, glass transoms above rear metal service 
door openings, interior partition borrowed lite openings, etc. A number of randomly selected emergency 
backup lights do not appear to be in serviceable condition at this time. A number of fire extinguishers 
have expired or are missing inspection tags as normally required. 

ADA Compliance

Although some rental spaces appear to provide for ADA accessible restrooms that were more than likely 
added during a past interior build-out, the majority are not ADA accessible or fully compliant. Overall, 
the property is not considered to be ADA compliant inside or out (Refer to Abbreviated Accessibility 
Survey included with this report).

Additional/Out of Scope Considerations

Conduct an ADA full compliance inspection.

Conduct an Environmental Risk Assessment or Environmental Testing of any kind.

Assessment/evaluation of underground lawn irrigation sprinkler systems.

Assessment/evaluation of any smoke, security and alarm systems.

Prepared and Submitted by Know-Fault Ltd.
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1.0  Executive Summary
Recommendations/Costs to Remedy Deficiencies

Recommendation Budget Cost

R&R of all building entrance doors, frames and fixed glass window openings with 
aluminum doors and frames including finish hardware and tempered safety IG 
as/where normally required.

R&R of twenty-two (22) HM service door openings with new HM doors and frames
to match including finish hardware (excludes finish painting by others). $61,800

R&R of existing sectional overhead wood doors with new sectional steel overhead 
doors and hardware including door stop trim by an overhead door contractor. Cost 
includes hauling away of old/original overhead doors and hardware.

$31,650 -
$37,620

Tear-off and replace approximately 349-1/3 square of built-up roof with a single-ply
roofing system such as EPDM, TPO or PVC including R-25 roof insulation in 
compliance with the IECC. $209,600 and up

Anticipate replacement of all older/aging mechanical equipment in the 15-20 year 
plus range.

$96,000 -
$144,000 

Further professional evaluation/assessment of all indoor/outdoor HVAC mechanical 
equipment by a qualified, licensed mechanical contractor b4 closing.

Professional evaluation of the entire electrical system including an infrared scan of 
electrical supply and power distribution equipment in each and every occupied 
tenant space to check for the presence/absence of hot spots by a qualified, licensed 
electrical contractor b4 closing.

Professional evaluation/assessment of the entire plumbing system  by a qualified, 
licensed plumbing contractor b4 closing.

Contact the local fire marshal regarding a life and fire safety inspection of the entire 
office building complex

Contact the Village of Northbrook regarding what they may require in regard to 
ADA compliance including life and fire safety provisions following a commercial 
property real estate transaction.

Consider a comprehensive environmental risk assessment by a qualified, licensed 
environmental/testing facility to determine/verify the presence/absence of asbestos 
mineral containing materials including any other hazardous building materials or 
substances known to exist for a building in this age range.

Note: Roof budget cost does not include R&R of any rust deteriorated metal roof decking that 
may be encountered during the tear-off of the existing BUR. The budget replacement cost for 
mechanical equipment denotes a very rough estimate at best given severe limitations imposed 
and lack of information available such as no schedule of mechanical equipment for review in 
conducting the PCA and, as such, requires further verification by a qualified, licensed mechanical
contractor b4 closing.

Prepared and Submitted by Know-Fault Ltd.
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2.0 Introduction
2.1 Inspection Authorization And Scope

This report represents an opinion based upon our observations in conducting a Property Condition 
Assessment (PCA) for the property located at 3150-3210 Doolittle Drive, Northbrook, IL, for and in 
behalf of Pebbles Holdings, LLC per our Letter of Engagement dated August 09, 2017 signed and 
accepted by Gary Goodman, a Principle of Pebbles Holdings, LLC.

The Property Condition Report (PCR) as presented herein outlines the inspector's observations and 
opinions regarding the apparent physical condition of the subject property as observed at the time of the 
PCA based solely upon a visual examination of readily accessible building systems and components as 
presented in the Property Condition Report. The PCR also includes captioned photos taken at the time
of the PCA considered to be an integral part of the report.

The Property Condition Report also provides recommendations including Opinions of Probable 
Costs when able for: 1) remedying major deficiencies, 2) updating older/aging major components that 
may require replacement, as well as 3) addressing other issues/concerns within the scope of the PCA 
deemed to be of vital importance by the inspector.

Recommendations are for remedial actions considered to be beyond normal maintenance and upkeep of 
the property, and include Opinions of Probable Costs that 1) individually or in aggregate are expected 
to exceed $3,000 for recommended repairs or replacement, and 2) are solely intended to act as a guide in
obtaining hard costs from qualified, licensed reputable contractors for work to be provided.

The Property Condition Report is not intended as a warranty or guarantee of any kind with regard to  
the physical condition, sale or merchantability of the property as it pertains to adequacy, performance or 
fitness for use.

The Property Condition Report is not intended to signify, confer or act as a compliance inspection or 
certification of or for any governmental/non-governmental codes, ordinances or regulations of any kind. 

The Property Condition Report is prepared exclusively for the party named herein and shall not be 
assigned, transferred or sold to any outside third party. Know-Fault Ltd. nor its agents shall bear any 
responsibility for use of information contained in this report by other than the party for whom it is 
intended.

The Property Condition Assessment was conducted by Martin Potokar of Know-Fault Ltd. on the days
of November 21 and November 29, 2017, and December 2, 2017. Ingress to the building was provided 
by the listing agent during normal business hours on November 29, 2017. Those present on November 
21st and 29th were the listing agent, Frank Roti, of Marcus & Millichap and Al Schwartz of Fulton Grace 
Realty, authorized agent for Pebbles Holdings, LLC. The inspector was all alone in returning to the site 
on December 2, 2017 in order to take field measurements and verify the number of exterior door and 
window openings for preparing budget costs to be included in the property condition report.

With exception of typical furnishings and clutter in varying degrees, the seven randomly selected tenant 
spaces/units observed inside the office complex were reasonably accessible to the inspector in 
conducting the general walk-through portion of the PCA. Weather conditions on the days of the PCA  
were as follows: 41-43 degrees, very windy, overcast and dry on November 21, 2017, 45 degrees, sunny 
and dry throughout the day on November 29, 2017, and 53-55 degrees, sunny and dry on December 2, 
2017.

Prepared and Submitted by Know-Fault Ltd.
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2.0 Introduction
2.2 Document Review & Interviews

The following documents were received in one or more email file attachments from real estate agent Al 
Schwartz of Fulton Grace Realty on November 20th, 21st, 22nd, and 30th, 2017 :

 Sky Harbor Flex Center Site Plan

 Sky Harbor Flex Center Plat of Survey (Poorly scanned reproduction resulting in illegible 
dimensions rendering the document completely worthless)

 Service Mechanical Industries Service Maintenance Agreement (Unsigned, incomplete and
essentially worthless document rendering)

 Service Mechanical Industries HVAC Inspection Reports Dated 02/2017 (The report 
appears to be incomplete or missing mechanical HVAC equipment and requires further 
verification by a qualified, licensed mechanical contractor b4 closing).

 Sample lease agreements for 3200 and 3210 Doolittle Drive, Northbrook, IL

2.3 Inquiries to Local Authorities

Awaiting response to an F.O.I.A. Request Form submitted to the Village of Northbrook on November 
28, 2017  inquiring about any outstanding building/fire code violations to date pertaining to the property 
located at 3150-3210 Doolittle Drive, Northbrook, IL 60062.

Prepared and Submitted by Know-Fault Ltd.
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Tier II Abbreviated Accessibility Survey

Item Yes No NA Comments

Section I – Building History

1 Has an ADA survey previously been completed for this property? 

2 Have any ADA improvements been made to the property? 

3 Does a Barrier Removal plan exist for the property? 

4 Has the Barrier Removal plan been reviewed/approved by an 
arms length third party such as an engineering/architectural firm, 
building department or other agency, etc.?

5 Has building ownership or management reported receiving any 
ADA complaints that have not been resolved?

6 Is there any litigation pending related to ADA issues? 

Section II – Parking

1 Are there a sufficient number of accessible parking spaces with 
respect to the total number of reported spaces as follows: 1 – 25 = 
1, 26 – 50 = 2, 51 – 75 = 3, 76 – 100 = 4,  101 – 150 = 5, 151 – 
200 = 6, 201 – 300 = 7, 301 – 400 = 8, 401-500 =  9

2 Are there sufficient van accessible parking spaces available (96 
in. wide x 60 in. aisle) ? 

3 Are accessible parking spaces marked with the International 
Symbol of Accessibility?

4 Are there signs reading 'Van Accessible' at van parking spaces? 

5 Is there at least one accessible route provided within the boundary 
of the site from public transportation stops, accessible parking 
spaces, passenger loading zones, public streets and sidewalks? 

6 Do curbs on the accessible route have depressed, ramped curb 
cuts at drives, paths and drop-offs? 

7 Does signage exist directing you to accessible parking and an 
accessible building entrance? 

Section III – Ramps

1 Do ramps along the accessible route have 1:12 slopes or less? 

2 Are ramps a minimum of 36” wide? 

3 Are ramps longer than 6 ft complete with railings on both sides? 

4 Are handrails 34” – 36” high, 1 ½ “clear of walls? Is the width 
between railings at least 36 in.?

5 Do landings exist for every 30 ft horizontal length of ramp at both 
top and bottom of ramps and switchbacks? 

Section IV – Entrances/Exits

1 Is the main accessible doorway entrance at least 32 in. wide? 

2 If the main entrance is inaccessible, are there alternate accessible 
entrances?

3 Can the alternate accessible entrance be used independently?

4 Is the door hardware easy to operate (lever/push type hardware, 
no twisting required, and not higher than 48 in. AFF)? 

5 Are main entry doors other than revolving doors available?

6 If there are two main doors in series, is the minimum space 
between the doors 48 in. plus the width of any door swinging into 
the space?

Section V – Paths of Travel

1 Is the main path of travel free of obstruction and wide enough for 
a wheelchair (at least 36 in. wide)? 

Fig. X2.1 Abbreviated Accessibility Survey

3150-3210 Doolittle Drive 
Northbrook, IL 60062

(None/Not Applicable)

Unknown

Refers to the only ADA accessible parking stall 
provided behind the west 1-story building 

Yes, but not for public use

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

Requires verification w/regard to type and number

Unknown

ditto

ditto

ditto

ditto

Refers to building front entrances only

Limited to no seven (7) randomly selected tenant spaces 
observed in conducting the PCA walk-through
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Tier II Abbreviated Accessibility Survey

Item Yes No NA Comments

Section V – Paths of Travel

2 Does a visual scan of the main path of travel reveal any obstacles 
(phones, fountains, etc.) that protrude more than 4 in. into 
walkways or corridors?

3 Is at least one wheelchair-accessible public telephone available?

4 Are wheelchair accessible facilities (toilet rooms, exits, etc.) 
identified with signage?

5 Is there a path of travel that does not require the use of stairs?

Section VI – Elevators

1 Are call buttons visually illuminated when cab is called? 

2 Is the “Up” button above the “Down” button? 

3 Are there visual and audible floor indicators inside the cab and in 
the lobbies? 

4 Are elevator thresholds marked in Braille and raised? 

5 Are obstruction safety devices functional on elevator doors? 

6 Are controls 48” maximum front and 54” maximum side 
approach? 

7 Do control panels have Braille and raised letters left of the 
buttons? 

8 Is there a hands free communication device in the cab?

9 Is the hands free communication device usable without voice 
communication? 

Section VII – Rest Rooms

1 Are common area public rest rooms located on an accessible 
path? 

2 Are entrance door handles push/pull or lever type? 

3 Are there audible and visual fire alarm devices present inside the 
rest rooms? 

4 Are corridor access doors wheelchair accessible (at least 32-
inches wide)?

5 Are public rest rooms large enough to accommodate a wheelchair 
turnaround (minimum 60-in. turning diameter)?

6 In unisex rest rooms, are there safety alarms with pull cords?

7 Are toilet stall doors wheelchair accessible (at least 32-in. wide)?

8 Are grab bars present at toilets or toilet stalls? 

9 Are sinks provided with clearance for a wheelchair to roll under 
(29-inch minimum clearance)?

10 Are sink handles lever type? 

11 Are exposed pipes under sinks sufficiently insulated to protect 
against contact?

Section VIII – Guess Rooms

1 Are there sufficient reported accessible sleeping rooms with 
respect to the total number of reported bedrooms?

2 Are there sufficient reported accessible rooms with roll-in 
showers with respect to the total number of reported accessible 
guest rooms?

Fig. X2.1 Abbreviated Accessibility Survey

Note: This abbreviated survey may not address all ADA related deficiencies with regard to the property. It should also be 
stated that any change in intended use as well as major modifications to the building’s interior may require full compliance 
with present ADA standards.

Limited to no more than five (5) randomly selected 
tenant spaces observed in conducting the PCA 
walk-through

(None/Not Applicable in 2-story building)

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

Varies w/regard to rental space

✔

✔

✔

✔

Refers to the 2-story building 2nd floor common 
restrooms only

Varies w/regard to rental space

ii

3150-3210 Doolittle Drive 
Northbrook, IL 60062



Equipment Legend for
3150-3210 Doolittle Drive

Northbrook, 60062

Page 1

BRAND/MFR DESCRIPTION M/N S/N DOM REFRIG

Carrier Package RTU 46DJE006530 1191G62574 1991 5 Ton R-22
do do do 1191G62634 do do do
do do 46DJE006520 0991G37895 do do do
do do do 0991G57888 do do do
Goodman do PG030100-1B 910396602 do 2.5 Ton
Carrier do 46DJE006330 2891G08150 do 5 Ton R-22
do do 46DJE006300 4788G13205 1988 do do
York do D7CG036N07906A NLLM117321 2002 3 Ton do
Carrier Furnace 58ED125110CA 1701928640 2001 125 MBTU
do do 58ED100130CA Y849843 ? 100 MBTU
do do do Y849842 ? do
do do 58ED125111C Y634409 ? 125 MBTU
do do do Y634405 ? do
Singer do ? ? ? ?
Carrier do 5865150-2A 3986C29212 1986 150 MBTU
do do do 3986C29215 do do
do do 58ED140111C V772544 ? 140 MBTU
Whirlpool do BSU-36AH 1457 ? ?
Singer do SH10016B N-BBS223 ? 100 MBTU
York Package RTU D1NP036N07206A N0N6290928 2006 3 Ton R-22
do do D2NP024N05606 N0M6246282 do 2 Ton do
Carrier do 48HJE006-351 ? ? 5 Ton do
do do 48TCEA06A2A3A0A 1612C80159 2012 do R-410a
do Furnace 56ED125111C 2328058724 ? 125 MBTU

Notes/Comments:
Equipment legend prepared from Service Mechanical Industries HVAC inspection reports included in the Appendix of
this report may not be a complete, accurate representation of all mechanical HVAC equipment at this time in which 
event verification by a qualified, licensed mechanical contractor is highly recommended b4 closing.

CAPACITY 
INPUT



Exterior Door & Window Schedule for
3150-3210 Doolittle Drive

Northbrook, 60062

Page 1

Qty DESCRIPTION Tag L& M ($)

58 6080 fixed glass hollow metal window frames 6'-0 W x 8'-0 H
19 ditto ditto
22 3070 HM door & frame w/finish hardware Rear service door openings w/transom above 3'-4 W x 10'-0 H $61,800.00
22 Transom glass & glazing for the above ditto 3'-4 x 3'-4
20 3080 hollow metal doors w/glass lite opening Single-door building entrance 3'-4 W x 8'-0 H
1 ditto Double door building entrance 6'-0 W x 8'-0 H
19 Sectional panel overhead doors One & 2-Story buildings 10'-0 W x 10'-0 H $31,350.00
19 ditto (option 'B' refer to quote) ditto ditto $37,620.00

Instructions/Notes:
The majority of fixed glass window openings (save one or two) including hollow metal doors/frames with glass lites or transoms appear to be glazed
with original circa 1974 single-plate glass as opposed to tempered safety IG per present day standards.
Figure R&R of of twenty-two (22) metal service door openings w/transoms with new HM doors and frames, and tempered safety IG transoms above.
Figure R&R of remaining HM doors and frames serving twenty single and one double door building entrance including seventy-seven (77) fixed HM
window openings with new doors and frames in bronze or brown anodized aluminum including hardware and tempered safety IG/glazing.
Awaiting pricing for replacement aluminum doors, frames, glass and glazing

RO/Frame 
Dimensions

1st floor building units
2nd floor 2-story building
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The following aerial images show different angles of this structure for your reference.

Top View
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North Side

South Side
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East Side

West Side
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Note: This diagram contains segment lengths (rounded to the nearest whole number) over 5.0 Feet. In some cases, segment labels 
have been removed for readability. Plus signs preface some numbers to avoid confusion when rotated (e.g. +6 and +9).   

Total Line Lengths:
Ridges = 0 ft
Hips = 0 ft

Valleys = 0 ft
Rakes = 0 ft
Eaves = 0 ft

Flashing = 0 ft
Step flashing = 0 ft
Parapets = 1,810 ft
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Note:  This diagram contains labeled pitches for facet areas larger than 20.0 square feet.  In some cases, pitch labels have been 
removed for readability.  Gray shading indicates flat, 1/12 or 2/12 pitches. If present, a value of "F" indicates a flat facet (no pitch). 

Pitch values are shown in inches per foot, and arrows indicate slope direction. The predominant pitch on this roof is 0/12
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Note: This diagram shows the square feet of each roof facet (rounded to the nearest Foot). The total area in square feet, at the top 
of this page, is based on the non-rounded values of each roof facet (rounded to the nearest square foot after being totaled). 

Total Area = 34,486 sq ft, with 3 facets. 
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Roof facets are labeled from smallest to largest (A to Z) for easy reference.
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Penetrations are labeled from smallest to largest for easy reference.

Total Penetrations = 134 Total Penetrations Area = 641 sq ft
Total Penetrations Perimeter = 963 ft Total Roof Area Less Penetrations = 33,845 sq ft
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*     Rakes are defined as roof edges that are sloped (not level).
**   Eaves are defined as roof edges that are not sloped and level.

Areas per Pitch

Roof Pitches
Area (sq ft)
% of Roof

0/12
34486.2
100%

The table above lists each pitch on this roof and the total area and percent (both rounded) of the roof with that pitch. 

Waste Calculation Table

Waste % 0% 10% 12% 15% 17% 20% 22%
Area (sq ft) 34,486 37,935 38,624 39,659 40,349 41,383 42,073
Squares 344.9 379.3 386.2 396.6 403.5 413.8 420.7
This table shows the total roof area and squares (rounded up to the nearest decimal) based upon different waste percentages. The 
waste factor is subject to the complexity of the roof, individual roofing techniques and your experience.  Please consider this when 
calculating appropriate waste percentages. Note that only roof area is included in these waste calculations. Additional materials 
needed for ridge, hip, valley, and starter lengths are not included.

Penetrations 

Area (sq ft)

Perimeter (ft)

1-69 70 71-77 78-97 98-107 108-109 110 111-114 115-117 118

1 1.5 2.2 2.3 4 5 6 6.3 9 10.5

4 5 6 6 8 9 10 10 12 13

Area (sq ft)

Perimeter (ft)

119 120 121 122-126 127 128 129-130 131-132 133-134

15.8 17.5 18 21 22.8 24 26 29.3 38.3

16 17 17 19 20 20 21 22 26

Any measured penetration smaller than 3.0x3.0 Feet may need field verification.  Accuracy is not guaranteed. The total 
penetration area is not subtracted from the total roof area.

Total Roof Facets = 3
Total Penetrations =134

Lengths, Areas and Pitches
Ridges = 0 ft (0 Ridges)
Hips = 0 ft (0 Hips).
Valleys = 0 ft (0 Valleys) 
Rakes* = 0 ft (0 Rakes)
Eaves/Starter** = 0 ft (0 Eaves)
Drip Edge (Eaves + Rakes) = 0 ft (0 Lengths)
Parapet Walls = 1,810 (32 Lengths).
Flashing = 0 ft (0 Lengths)
Step flashing = 0 ft (0 Lengths)
Total Area = 34,486 sq ft
Total Penetrations Area = 641 sq ft
Total Roof Area Less Penetrations = 33,845 sq ft
Total Penetrations Perimeter = 963 ft
Predominant Pitch = 0/12 

Property Location
Longitude = -87.8582607
Latitude = 42.1452439
Notes
This was ordered as a commercial 
property. There were no changes to 
the structure in the past four years. 
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Parapet Wall Area Table

Wall Height (ft)
Vertical Wall Area 
(sq ft)

1 2 3 4 5 6 7
1810 3620 5430 7240 9050 10860 12670

This table provides common parapet wall heights to aid you in calculating the total vertical area of these walls. Note that these 
values assume a 90 degree angle at the base of the wall. Allow for extra materials to cover cant strips and tapered edges. 

Online Maps
Online map of property
http://maps.google.com/maps?f=g&source=s_q&hl=en&geocode=&q=3150-3210+Doolittle+Dr,Northbrook,IL,60062 
Directions from Know-Fault Ltd to this property
http://maps.google.com/maps?f=d&source=s_d&saddr=1481+Millbrook+Drive,Algonquin,IL,60102&daddr=3150-
3210+Doolittle+Dr,Northbrook,IL,60062



TO:
Al Schwartz 
Fulton and Grace 
1448 N. Western Avenue 
Chicago, IL 60622 

11/29/2017 

Due Diligence Report 
Report #3194: Due Diligence Report 

ADDRESS: 3150-3210 Doolittle Drive, Northbrook, IL 60062 

Roof Approximately: 34,250 Sq. Ft. 

Dear Mr. Schwartz, 

Thank you for the opportunity to review and evaluate your roofing system located at 3150-3210 Doolittle Drive in 

Northbrook. An analysis of the current situation at the building will be discussed below, as well as the approximate 

cost of the job.   

Building Breakdown:   

This building is comprised of 4 separate roofing systems. They will be referred to as Section A (3150-3174), Section 

B (3200-3210), Section C (3186-3196), and Section D (3178- 3184 and 3188-3194) in this report.  



Section A: (3150-3174) 

• Roof Approximately: 14,000 Sq. Ft.

Roofing System Composition:  

• This building consists of one roofing layer. It is comprised of a steel deck, Poly ISO insulation, and a built-up

roofing system with gravel.

Section A: Roof Analysis:  

The current roof system is in poor condition and is nearing the end of its serviceable life. During the inspection, 

numerous repairs were found throughout the field, at the drains, curb flashings, penetration flashings, gutter line, and 

along the perimeter. Failing repairs are located along the South, East, and West perimeter of the building. Openings 

were found during the inspection at the base of numerous penetrations in the field. There is gravel clogging the gutter 

system on the North side of building that should be removed to ensure proper drainage. We recommend addressing 

the issues mentioned above as soon as possible to keep water from entering or damaging the underlying insulation 

and decking. Repairs may buy this roofing system some useful life, but replacement will be required sooner rather 

than later. 

Solution One for Section A: Repair the Existing Roofing System: 

Walk entire existing roof system and inspect for deficiencies that can lead to roof leaks. Inspect the field, flashings, 

sealants, curbs, perimeter, pipe portals, and all rooftop penetrations and make repairs as necessary. Inspect all 

previous repairs completed and repair as necessary. Install termination bar along West wall flashing. Clear all debris 

from drains, gutters, and roof surface during each inspection. Remove and haul all roofing debris from the jobsite and 

dispose of properly. 

Repairs:     $7,400.00 

Solution for Section A: Re-Roof with a Mechanically Attached 60 MIL TPO System:  

Vacuum gravel from the current roof system. Remove all abandoned curbs. Install new metal decking and insulation 

to match existing. Mechanically fasten 1.0” of Poly ISO insulation through the original roof system to the deck. Apply a 

60 MIL TPO membrane mechanically attached to the surface of the insulation and heat weld at the seams. Apply 60 

MIL TPO flashing membrane fully-adhered to the surface of all walls and curbs. Remove and replace all perimeter 

and flashing metal with new. (ALL METAL WILL BE 24 GA GALVANIZED PREPAINTED KYNAR 500 FINISH AND 

COLOR WILL BE CHOSEN BY THE OWNER). Install new TPO boot flashings to all soil stacks. Install pitch pans 



around all pipe penetrations through roof deck and fill with sealer. Remove one skylight dome on the West end of the 

building and replace it with a new frame and dome. Remove and haul all the roofing debris from the job site and 

dispose of properly. All work shall be performed in a safe, professional manner in compliance with Federal and State 

OSHA regulations.    

Approximate Cost to Re-roof:       $ 93,750.00 

Guaranteed: 20-Year NDL Warranty by Johns Manville a Berkshire Hathaway Company, Carlisle Syntec 

Systems, GAF, or Firestone Building Products.    

Section B: (3200-3210) 

• Roof Approximately: 9,650 Sq. Ft.

Roofing System Composition:  

• This building consists of two roofing layers. It is comprised of a steel deck, Perlite insulation, a built-up roofing

system with gravel, and a second built-up roofing system with gravel.

Section B: Roof Analysis:  

The current roof system on this section is in poor condition and is nearing the end of its serviceable life. During the 

inspection numerous repairs were found along the perimeter, throughout the field, at the drains, curb flashings, and 

penetration flashings. Old and failing repairs are located in the field and along the perimeter flashings. Blisters are 

located in the field and some have been repaired previously using asphalt mastic. We recommend having these 

areas monitored moving forward.  

Overall this roofing system is near the end of its serviceable life. We suggest performing overall repairs to this system 

to address the deficiencies mentioned above, but replacement is recommended as soon as possible. 

Solution One for Section B: Repair the Existing Roofing System: 

Walk entire existing roof system and inspect for deficiencies that can lead to roof leaks. Inspect the field, flashings, 

sealants, curbs, perimeter, pipe portals, and all rooftop penetrations and make repairs as necessary. Inspect all 



previous repairs completed and repair as necessary. Inspect blisters and repair as necessary. Clear all debris from 

drains and roof surface during each inspection. Remove and haul all roofing debris from the jobsite and dispose of 

properly. 

Repairs:      $6,000.00 

Solution for Section B: Tear off and Replace with a Mechanically Attached 60 MIL TPO Roofing System: 

Tear off existing roof systems down to decking. Install a double layer of 2.6” Poly ISO insulation mechanically 
attached to the surface of the deck. Apply a 60 MIL TPO membrane mechanically attached to the insulation and heat 
weld at the seams. Apply 60 MIL TPO flashing membrane fully-adhered to the surface of all walls and curbs. Remove 
and replace all perimeter and flashing metal with new. (ALL METAL WILL BE 24 GA GALVANIZED PREPAINTED 
KYNAR 500 FINISH). Install new TPO boot flashings to all soil stacks. Install pitch pans around all pipe penetrations 
through roof deck and fill with sealer. Remove and haul all the roofing debris from the job site and dispose of properly. 
All work shall be performed in a safe, professional manner in compliance with Federal and State OSHA regulations.   

Approximate Cost for Replacement:      $91,360.00 

Guaranteed: 20-Year NDL warrantee by Johns Manville a Berkshire Hathaway Company, Carlisle Syntec 

Systems, GAF, or Firestone Building Products.    

Section C: (3186-3196) 

• Roof Approximately: 4,350 Sq. Ft.

Roofing System Composition:  

• This building consists of two roofing layers. It is comprised of a steel deck, Perlite insulation, a built-up roofing

system with gravel, Poly ISO insulation, and a second built-up roofing system with gravel.



Section C: Roof Analysis:  

The current roof system is in poor condition. The membrane in the field is deteriorating and blisters are present. 

Openings were found along the East wall flashing that should be repaired immediately to prevent water intrusion. 

Failing repairs are located along the South, East, and West perimeter of the building. Openings were found during the 

inspection at the base of numerous penetrations in the field. A test cut was taken during the inspection which 

revealed saturation in the roofing system. We recommend replacing this system as soon as possible with a 

mechanically attached 60 MIL TPO system.  

Solution for Section C: Tear off and Replace with a Mechanically Attached 60 MIL TPO Roofing System: 

Tear off existing roof systems down to decking. Install a double layer of 2.6” Poly ISO insulation mechanically 
attached to the surface of the deck. Apply a 60 MIL TPO membrane mechanically attached to the insulation and heat 
weld at the seams. Apply 60 MIL TPO flashing membrane fully-adhered to the surface of all walls and curbs. Remove 
and replace all perimeter and flashing metal with new. (ALL METAL WILL BE 24 GA GALVANIZED PREPAINTED 
KYNAR 500 FINISH). Install new TPO boot flashings to all soil stacks. Install pitch pans around all pipe penetrations 
through roof deck and fill with sealer. Remove and haul all the roofing debris from the job site and dispose of properly. 
All work shall be performed in a safe, professional manner in compliance with Federal and State OSHA regulations.   

Approximate Cost for Replacement:       $44,450.00 

Guaranteed: 20-Year NDL warrantee by Johns Manville a Berkshire Hathaway Company, Carlisle Syntec 

Systems, GAF, or Firestone Building Products.    

Section D: (3178- 3184 and 3188-3194) 

• Roof Approximately: 6,250 Sq. Ft.

Roofing System Composition:   

This building consists of two roofing layers. It is comprised of a steel deck, Perlite insulation, a built-up roofing system 

with gravel, and another built-up roofing system with gravel. 



Section D: Roof Analysis:  

The current roof system is nearing the end of its serviceable life. The Northeast perimeter has been repaired 

previously using modified bitumen. This repair is in fair condition and should be monitored. Other repairs were made 

to the field, flashings, and perimeter. The membrane in the field is deteriorating in the Southwest corner of system. 

These areas should be monitored as well. We recommend repairing the system in the short term. When it comes time 

for replacement we recommend using a 60 MIL TPO roofing system. 

Solution One for Section D: Repair the Existing Roofing System: 

Walk entire existing roof system and inspect for deficiencies that can lead to roof leaks. Inspect the field, flashings, 

sealants, curbs, perimeter, pipe portals, and all rooftop penetrations and make repairs as necessary. Inspect all 

previous repairs completed and repair as necessary. Clear all debris from drains, gutters, and roof surface during 

each inspection. Remove and haul all roofing debris from the jobsite and dispose of properly. 

Repairs:     $3,600.00 

Solution for Section D: Tear off and Replace with a Mechanically Attached 60 MIL TPO Roofing System: 

Tear off existing roof systems down to decking. Install a double layer of 2.6” Poly ISO insulation mechanically 
attached to the surface of the deck. Apply a 60 MIL TPO membrane mechanically attached to the insulation and heat 
weld at the seams. Apply 60 MIL TPO flashing membrane fully-adhered to the surface of all walls and curbs. Remove 
and replace all perimeter and flashing metal with new. (ALL METAL WILL BE 24 GA GALVANIZED PREPAINTED 
KYNAR 500 FINISH). Install new TPO boot flashings to all soil stacks. Install pitch pans around all pipe penetrations 
through roof deck and fill with sealer. Remove and haul all the roofing debris from the job site and dispose of properly. 
All work shall be performed in a safe, professional manner in compliance with Federal and State OSHA regulations.   

Approximate Cost for Replacement:      $61,825.00 

Guaranteed: 20-Year NDL warrantee by Johns Manville a Berkshire Hathaway Company, Carlisle Syntec 

Systems, GAF, or Firestone Building Products.    

We at Active Roofing Co., Inc. try to come up with a system that is cost conscious yet reliable, 

durable, and the best one for the job. Active Roofing Co., Inc. would like you to have a fundamental 

understanding of what you have and why we propose this method for solving the problem at your 

building. We stand behind our workmanship and will be happy to discuss or explain any repair, 

remedy, or solution that we have proposed and hopefully will implement. However, please note this 

report is provided at no cost, and constitutes only the preliminary opinion of Active Roofing Co., Inc., 

after its initial investigation of the property. Actual conditions and materials may vary across the 

Property, and Active Roofing Co., Inc. cannot be held liable for any errors or omissions that may 

result in discrepancies from the information set forth in this analysis. Thank you for the time, and if 

you have any questions please contact me at (708) 430-8080, or on my cell phone (312) 806-1615.   

*NOTE: THESE NUMBERS ARE STRICTLY FOR BUDGETARY PURPOSES. PLEASE

CONTACT US TO DISCUSS A MORE DEFINITVE SCOPE AND HARD NUMBER.



Thank You, 

Cameron Miller 
Cameron Miller 

Active Roofing Co., Inc. 

















Rated Capacity 5 Ton

Date Mfd 2011



Rated Capacity 5 Ton

Date Mfd 1991



Rated Capacity 5 Ton

Date Mfd 1991



Rated Capacity 5 Ton

Date Mfd 1991



Rated Capacity 2.5 Ton

Date Mfd 1991



Rated Capacity 5 Ton
Date Mfd 1991



Rated Capacity 5 Ton

Date Mfd 1988



Rated Capacity 3 Ton

Date Mfd 2002



Rated Input 125 MBTU
Date Mfd 2001



Rated Input 100 MBTU

Date Mfd unknown



Rated Input 100 MBTU

Date Mfd unknown



Rated Input 125 MBTU
Date Mfd unknown



Rated Input 125 MBTU

Date Mfd unknown



Rated Input unknown

Date Mfd unknown



Rated Input 150 MBTU

Date Mfd 1986



Rated Input 150 MBTU

Date Mfd 1986



Rated Input 140 MBTU

Date Mfd unknown



Rated Input

Date Mfd

unknown

unknown



Rated Input 100 MBTU

Date Mfd unknown



Rated Capacity 3 Ton
Date Mfd 2006



Rated Capacity 2 Ton
Date Mfd 2006



Rated Capacity 5 Ton
Date Mfd unknown



Rated Capacity 5 Ton
Date Mfd 2012



Rated Input 125 MBTU
Date Mfd unknown



Subject: 3150‐3210 Dooli le Drive, Northbrook, IL ‐ Ac ve Roofing Report Overvview
From: Inspector <inspector@inspectabuilding.com>
Date: 12/2/2017 1:54 AM
To: Peter Thompson <pkt1@icloud.com>
CC: al@fultongrace.com

Peter,

The following represents a brief overview of the roof inspection report prepared and
submitted by Active Roofing pertaining to the property located at 3150‐3210 Doolittle
Drive, Northbrook, IL

1) As for their roof analysis of the existing built‐up roof, I totally agree based upon
what I was able to observe above the west side one story office building.

2) Based upon my interpretation, the proposed re‐roof solution for section 'A' denotes a
recover over the existing built‐up roofing membrane once the gravel has been removed. As
for the wording 'install new metal decking', this is either a typo error given a recover
or refers to replacement of existing metal decking as may be encountered. Point is, the
only way to determine areas of the metal roof deck that may require replacement is to
either tear‐off the existing roof membrane thereby exposing the metal deck beneath,
perform thermal imaging, or inspect the metal deck where open to view from inside the
buildings.

3) As for the proposed tear‐off and replacement of the existing built‐up roof at the
remaining sections, note that there is no mention as to the probable replacement of
severely rusted/deteriorated metal roof decking as may be encountered during the
tear‐off. This is important to note since, according to their report, a test cut
revealed water intrusion/saturation beneath the built‐up roof membrane in section 'C' in
which event it should be noted that water trapped inside the roofing system can
literally destroy a metal deck beneath. Needless to say, this can result in a
substantial cost if and when it is determined that the metal roof decking requires
replacement in whole or in part which remains unknown at this time. Based upon my many
years of experience, this should not be second guessed or taken lightly.

4) While I did not personally take field measurements of the roof area including related
parapet wall flashing for roof sections 'A', 'C' and 'D', the roof dimensions as
supplied by EagleView Technologies report submitted earlier in an email file attachment
are seldom if ever wrong in which event the square footage provided in Active Roofing
Company's roof inspection report appears to be a little bit light for sections 'C' and
'D'. However, considering the amount of their proposed estimates (refer to item 5
below), this is considered insignificant at this time.

5) Last but not least, Active Roofing's proposed cost to install a TPO single‐ply
roofing system ranges from $665 per square for a recover (one square = 100 SF) to over
$1,000 per square for a complete tear‐off and replacement. While Johns Manville is
without doubt a reputable roofing manufacturer and major supplier of TPO roofing, based
upon my knowledge and experience regarding unit costs for roofing, these estimates
appear to be well above the normal range of $500 to $600 per square for a complete
tear‐off and replacement . Also, while non‐union prices are typically less than that
supplied by union shops, these estimates still appear to be way too high in my opinion.
While this may prove favorable for negotiation purposes, this doesn't appear to be the
case for the one who will be making the payment.

‐‐ 
Marty Potokar
Commercial Property Inspector/PCA Specialist
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Subject: 3150‐3210 Dooli le Drive, Northbrook, IL ‐ Update
From: Inspector <inspector@inspectabuilding.com>
Date: 11/29/2017 10:59 PM
To: pkt1@icloud.com

Peter,

As mentioned during our brief phone conversation earlier this evening, there remain a
number of issues or concerns that need to be resolved at this time rather than later and
definitely before finalizing your contract to purchase in order to mitigate your risk of
investment. As mentioned, given that the build date was back in 1974, this in itself
poses an environmental concern given that a number of building materials back then
contained asbestos in addition to lead base paint and who knows what else. Building
materials known to be asbestos mineral containing back then include but are not
necessarily limited to acoustical tile used in suspended ceiling systems, loose and
sprayed insulation, 12x12 inch square vinyl asbestos floor tile, etc.. And, if memory
serves me correctly, lead base paint was still in use and not abandoned until 1979. As
stated during our phone conversation, I observed sprayed on insulation applied to open
exposed structural steel members while inside several of the tenant spaces. I should
also add that asbestos mineral containing materials cannot be verified based upon a
visual inspection thereof. Given this and the aforementioned, I strongly feel it
behooves you to have a comprehensive environmental risk assessment (not a phase I as
it's not worth the paper it's printed on) in order to determine/verify the
presence/absence of hazardous building materials that may be present given the age of
the building in order to mitigate your liability/risk. In addition, you should also
inquire with the building department of Northbrook what they normally require following
a commercial real estate transaction since many municipalities take this as an
opportunity to enforce ADA compliance as well as requiring the new owner to implement
certain life and fire safety provisions that are presently non‐existent and who knows
what else. An example I already gave you was a 2‐story commercial office building in
Lake Zurich, IL I believe whereby the village required an elevator or chair lift to
comply with ADA. While it can vary considerably as to what a certain municipality may or
may not require following a commercial real estate transaction, it behooves you to find
this out now rather than later once you have purchased the property. You also need to
make sure that the information or feedback you receive is official and in writing as
opposed to a verbal response or hearsay from the owner or agent which in itself is
worthless in a court of law.

‐‐ 
Marty Potokar
Commercial Property Inspector/PCA Specialist
224‐678‐8316

3150‐3210	Doolittle	Drive,	Northbrook,	IL	‐	Update
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Subject: 3150‐3210 Dooli le Drive, Northbrook, IL ‐ Update
From: Inspector <inspector@inspectabuilding.com>
Date: 11/30/2017 2:49 PM
To: pkt1@icloud.com

Peter,

I just got off of the phone with your real estate agent, Al Schwartz, and he informs me
that he is awaiting response from the seller/owner regarding my possibly going back to
the property to take count and verify the number of exterior door and window openings in
order for me to be able to determine budget costs for the replacement thereof in
preparing your property condition report. I should also add that Al asked me if I would
consider accepting an answer from the seller/owner regarding the number of exterior door
and window openings. Needless to say, I was stunned that he or anyone else for that
matter would even consider asking me such a question given what I have received and
experienced to date in conducting this PCA. FWIW, this entire situation isn't
representative or the norm in conducting a typical PCA. In reality and regardless of
what the seller and agent might say or think, I have been constantly opposed in what I
normally do in conducting a PCA not to mention the documentation I have received thus
far. Quite honestly, if PCAs were all like this, I would apply for a job at Home Depot.
That said, if the seller/owner denies my request to revisit the property or if I do not
have an answer b4 the w/e, I do apologize but I will not be returning to the property to
accomplish this simple task. Last but not least, I am awaiting a response from the
mechanical contractor who allegedly services the mechanical equipment as well as a reply
from the Village of Northbrook in regard to my FOIA request form submission.

‐‐ 
Marty Potokar
Commercial Property Inspector/PCA Specialist
224‐678‐8316

3150‐3210	Doolittle	Drive,	Northbrook,	IL	‐	Update
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Subject: 3150‐3210 Dooli le Drive, Northbrook, IL60062 ‐ Update
From: Inspector <inspector@inspectabuilding.com>
Date: 12/4/2017 5:14 PM
To: Peter Thompson <pkt1@icloud.com>
CC: al@fultongrace.com

Hi Peter,

To update everyone, I revisited the property over last w/e on Saturday to measure and
determine the number of metal door and window openings (see PDF file attachment
containing schedule of door and window openings) to give to my glass and glazing
contractor as well as required for myself in providing budget costs for replacement of
the building entrance doors and fixed metal windows with new anodized aluminum door and
window openings including tempered safety IG as well as reglazing of new hollow metal
service door and frame openings with transoms furnished and installed by others now and
in time to come. I also think it is beneficial to provide budget costs for the eventual
replacement of all overhead doors as well given their age and their apparent condition
based upon that observed in the few 1‐story building units I was able to enter. While I
anticipate having the property condition report executive summary completed by the end
of this week, please note that I am also awaiting response from the Village of
Northbrook in regard to my FOIA request form previously submitted. And, as I have
already stated in previous correspondence, I am also awaiting feedback from a number of
people in order to complete my report. However, depending upon their work load, my
experience over the years has proven that contractors, building construction supply
vendors, municipalities and the like upon which I rely upon for information in
conducting a PCA are not going to drop everything they're doing to respond immediately
to my needs much less am I going to hound them on a daily basis for same. Needless to
say, patience is often required as well as an extension of time in order to obtain what
information is needed in providing a PCA to best mitigate your risk in looking to
purchase a commercial property such as this one.

‐‐ 
Marty Potokar
Commercial Property Inspector/PCA Specialist
224‐678‐8316
cc: Al Schwartz

Attachments:
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