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Section ‘A’ is an Executive Summary of findings for University Lofts, Section ‘B’ documents findings and 
observations from the tour, Section ‘C’ addresses possible conversion for Fine Arts, Section ‘D’ 
addresses Property Appraisals and Section ‘E’ has the Appendices.. 
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A – EXECUTIVE SUMMARY 

A-01.00 -Introduction

Rob Mc Goodwin, the developer for ‘University Lofts’, has approached the University and asked if the 

University is interested in acquiring the ‘University Lofts’ facility for the University of Kentucky Fine Arts 

program, in lieu of attempting to renovate the existing ‘Reynolds Building #1’ facility.  ‘University Lofts’ is 

currently a collection of eighty-six loft-style apartments ranging in size from 530 to 1,258 sq. ft. which 

were created in 2004 in the former Leggitt & Meyers tobacco processing plant located at 236 Bolivar 

Street in Lexington, KY. This facility, which is listed in the National Register of Historic Places, was built in 

1899. 
The following University of Kentucky personnel toured the University Lofts facility on Friday November 12, 
2010 for possible conversion to use for the College of Fine Arts: 

Mr. Wayne Ritchie – Provost Office of Resource Management 
Mr. Gus Miller – Provost Office of Resource Management 
Mr. Bob Wiseman – V.P. of Facilities 
Mr. Dall Clark – Director of Capital Project Management Division 
Mr. Joseph E. Crouch – Architect - CPMD Project Manager 
Mr. John Zachem – Manager of PPD Utilities & Mechanical / Electrical 
Mr. Richard McClure – Manager of PPD Electric Shop 
Mr. Al Cooper –Architect – PPD Project Manager 
Mr. Bill Collins – PPD Special Projects 
Mr. Phil Tackett – Superintendant of PPD Paint Shop 

This survey was not meant to be a detailed facility survey, but a brief walk-through to determine the 
overall condition of the facility. Wayne Ritchie and Gus Miller focused on the Fine Arts space program 
needs.  And Joe Crouch, Al Cooper, Bill Collins, Phil Tackett, John Zachem, and Richard McClure 
focused on the architectural, mechanical and electrical systems. 

A-01.01 General Findings 
The interior of the recently renovated building is in good repair with no major visible interior structural deficiencies 
that would adversely affect a decision to use the structure as a new location for Fine Arts. The existing steel 
column spacing and structural bearing grid is workable related to the design or layout of new spaces to serve the 
Fine Arts program. The building interior is fire sprinkled and is predominately wood stud framing and gypsum 
board walls on concrete floors. There is a small area of fire protected steel bar joist and concrete floor 
construction in the Eastern side of the building. The owner addressed abatement in the recent renovation. 

Although there is clear and obvious cracking and repair issues present in the exterior of the brick façade, there 
were no apparent and/or active water intrusion concerns noted in our walk through. Subsequent to our walk 
through, photos of the roof revealed some areas of concern. However, no current or ongoing intrusion or 
translation of water penetration to the interior was noted. 

The passenger elevator is rated for 3500 lbs. and appears to be in good working order. Two stair towers serve the 
building. The fire rated stair enclosures are painted concrete block and the stair system is steel. 
There exists an unfinished basement area adjacent to a basement laundry/fitness area. High ceilings are present 
throughout the building. Ceiling dimensions range from ten to twelve feet high to over twenty feet high within loft 
units and corridors, to well over thirty feet high in the skylighted central atrium space. 
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Loft style dwelling units, eighty six in number, are designed with a center core comprised of an in-line 
single side galley kitchen, bathroom, and closet and HVAC/water heater closet. The existing interior 
mechanical, electrical and roofing systems in the facility are rated in ‘Good to Fair Condition’  

There is a vertical elevation change of approximately four feet in the first floor near the East end of the 
building. 

A-01.02 - Immediate Critical Needs 
Immediate needs total $155,000 and a breakout by year of the five year needs can be found on page 10. 

A-01.03 - Other Five Year Needs 
Five Year needs total $75,000 and a breakout by year of the five year needs can be found on page 10. 

A-01.04 - Continuance of the Building 
The building can continue to serve in it’s existing apartment building capacity and utilization without major 
capital investment over the next five years. However if it’s converted as a replacement facility for the 
Reynolds Building Fine Arts program, then the following needs to occur: 

� Demolition of most of the apartment walls and their core kitchen, bathroom pods and hot water 
heaters serving same. 

� Selective relocation of existing HVAC fan units to create larger spaces for studios / classrooms / 
art gallery. 

� The addition of a second elevator to serve the basement, 1st floor, and 3rd floor at the east end of 
the warehouse. 

� Repointing / repair of the brick masonry on the south-southeast and east-southeast corners of the 
structure. 

� 1st Year improvements needed whether or not the building is converted to use by the Reynolds 
Building Fine Arts program. 

A-01.05 - Additional Study 
Additional study should be considered to include: 

� Structural investigation to determine the stability of the south-southeast and east-southeast
exterior load bearing masonry walls. 

A-01.06 - Conditions Summation Table 

Item Function Discussed Conditions Observations Near Term 
SYSTEM FUNCTION 

DISCUSSED 
CONDI- 

TION
OBSERVATION NEAR TERM NEEDS 

Brick Facade Page Poor Numerous areas on south 
and east elevations need 
masonry repointing. 

Immediate Repair 

Brick Façade Page Poor Boiler room exterior wall has 
brick that have spalled due to 
water intrusion from roof/ 
parapet. Plants growing. 

Immediate Repair 
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SYSTEM FUNCTION 
DISCUSSED 

CONDI- 
TION

OBSERVATION NEAR TERM NEEDS 

Brick Facade Page Poor Repair vertical cracks in 
south-southeast and east-
southeast facades 

Immediate Repair.  Measure 
cracks for growth on annual 
basis  

Roof  Page Poor Repair holes in roof of old 
Boiler Room and Electrical 
Vault.

Immediate Repair. 

Roof Page Fair Some seam separation at 
plumbing / refrigerant / 
electrical conduit penetration 

Immediate Repair 

Roof Parapet 
Wall recess 

Page Poor Recess openings on inside of 
parapet walls at west end of 
building allowing water 
penetration into brick wall 

Immediate repair. 

Roof Parapet Page Poor Untreated wood mounted to 
parapet wall rotting 

Immediate repair. 

Parapet wall 
metal flashing 

Page Poor Caulking missing a parapet 
wall flashing 

Immediate repair. 

Exterior
Doors 

Page Fair Doors new in 2004 Repair / replace as needed. 

2nd/3rd floor 
second 
means of 
egress 

Page Poor Railings / steel decking 
rusting. 

Immediate repair – strip / 
sand / repaint. 

Exterior
Windows 

Page Fair Windows new in 2004 Repair / replace as needed. 

Apt. Fan 
Units 

Page Fair Units new in 2004 Repair / replace as needed. 

Roof top 
condensing 
units

Page Fair Units new in 2004 Repair / replace as needed. 

    
    

B – UNIVERSITY LOFTS CONDITION ASSESSMENT

B-01.01 - General Description 

The University Lofts facility is located at 236 Bolivar Street, Lexington, Fayette County, Kentucky, 40508.  
The initial survey was conducted on November 12, 2010. 

The Fayette County Property Valuation Administrator’s (PVA) website lists 236 Bolivar (University Loft’s) 
with 109,356 GSF containing 86 apartment units on 1.570 acres (68,389 sq. ft.) and a 2010 assessed 
value of $4,347,000.  The structure is primarily two stories with roughly 2 bays on the east end of the 
facility that is 3 stories tall not including the partial basement at the east end. 
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There’s also a second parcel of land listed as 236 Bolivar containing .009 acres (375 sq. ft.) owned by 
University Lofts Partners LTD, whose land use Code is 468-C-Telecom - W/Tower with a 2010 assessed 
value of $38, 400. 

The Fayette County PVA web site indicates the ‘University Lofts’ has 109,356 GSF while the 2004 
renovation documents title sheet listing Kentucky Building Code information for the University Lofts 
indicates it has 104,932 GSF.  Approximately 2,200 GSF can be accounted for by the east-west two story 
atrium bisecting the west end of the structure where a portion of the second floor was removed to create 
the atrium.  Some additional GSF is lost due to the floor openings creating an atrium type feel between 
the 1st and 2nd floors at the east end of the facility.  The remaining difference appears to be in the boiler 
room and electrical vault which are not listed on the 2004 renovations title sheets listings of spaces. 

Building Descriptions 

Information Needed Response 

Facility Type Warehouse converted into apartments 
Addresses 236 Bolivar
Number of Buildings 1 (includes boiler and electric vault accessed from exterior) 
Number of Stories 4 (including basement) 
Square Feet 3rd Floor      -10,932 GSF 

2nd Floor     - 41,500 GSF 
1st Floor      - 41,500 GSF 
Basement – 11,000 GSF 
Total          - 104,932 GSF 

Year Built 1899 
1955 ? 

Sprinklers (Y/N) 100% Coverage 
Wall Construction / Construction 
Type

Brick masonry exterior load bearing with wood stud /gypsum board 
interior partitions.  

Facility Type Apartments varying from 670 to 1,020 GSF each 
Number of Tenant Units 86 

B-01.02 - General Physical Condition 
Generally, the property appears to have been constructed within industry standards in force at the time of 
construction for a warehouse facility. 

Based upon the Sanborn Maps attached in the appendices the University Lofts original structure was 
constructed in three phases.  The first and oldest piece is the basement with three stories above grade 
eastern brick structure.  The second section was the width of one steel roof truss, two story structure 
along Bolivar Street.  The third section was the width of one steel roof truss, two story structure south of 
the section parallel with Bolivar, as well as the Boiler Room, Electric Vault, and smokestack.  Originally 
the entire south side and west end was bounded by a railroad track spur line which crossed South Upper 
Street to provide service to the University of Kentucky Heating Plant #2 and to the old American Tobacco 
Company Warehouse (now where Parking Structure #5 sits). 

B-01.03 - Opinions of Probable Cost 
This section provides estimates for the repair and capital reserves items noted within this document. 
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These estimates are based upon estimates provided by construction costs developed by construction 
resources such as R.S. Means or UK’s experience with past costs for similar systems. 

B-01.04 – Methodology 
Based upon site observations and experience, as well as referencing Expected Useful Life tables 
(Appendix F-01.17), various systems or components will most likely need replacement.  Accurate 
historical replacement records, if available, are typically the best source of information.  Exposure to the 
elements, initial quality and installation, extent of use, the quality and amount of preventive maintenance, 
etc., are all factors that impact the effective age of a system or component.  As a result, a system or 
component may have an effective age that is greater or less than its chronological age.  The Remaining 
Useful Life of a component or system equals the Expected Useful Life less it’s effective age. 

Where quantities could not be derived from an actual take-off, lump sum costs or allowances are used.  
Estimated costs are based upon past experience and the probable or actual extent of the observed 
defect, inclusive of the cost to design, procure and manage the corrections. 

B-01.05 – Immediate Repair and Short Term Costs 
Immediate repair items should be replaced within three months.  Immediate repairs are opinions of 
probable costs that require immediate action as a result of: 1) material existing or potential unsafe 
conditions, 2) material building or fire code violations, or 3) conditions if left un-remedied, have the 
potential to result in or contribute to critical element or system failure within one year or will most probably 
result in a significant escalation of its remedial cost.  If an immediate repair item poses a safety hazard, it 
should also be clarified that the item should be repaired or replaced as soon as possible. 

Short-term costs are opinions of probable costs to remedy physical deficiencies, such as deferred 
maintenance, that may not warrant immediate attention, but that require repairs or replacements which 
should be undertaken on a priority bases in addition to routine preventive maintenance.  Generally, the 
time frame for such repairs is within one to two years. 

B-01.06 – Capital Reserve Analysis 
Capital Reserve Analysis is for recurring probable expenditures that are not classified as operation or 
maintenance expenses, which should be annually budgeted for in advance.  Capital reserves are 
reasonably predictable both in terms of frequency and cost.  However, they may also include components 
or systems that have an indeterminable life, but have a potential for failure within an estimated time 
period. 

Capital Reserve Analysis excludes systems or components that are estimated to expire after the reserve 
term and that are not considered material to the structural and mechanical integrity of the subject 
property.  Furthermore, systems and components that were not deemed to have a material effect on the 
use were also excluded.  Costs that are caused by acts of God, accidents or other extraordinary 
occurrences that are typically covered by insurance, rather than reserved for, are also excluded. 

Replacement costs are solicited from the owner, discussions with service companies, manufacturer’s 
representatives, and previous experience in preparing such schedules for other similar facilities.  Costs 
for work performed by owner’s maintenance staff are also considered. 

The Capital Reserve Schedule methodology involved identification and quantification of those systems or 
components requiring capital reserve funds within the evaluation period.  The reserve schedule was 
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prepared through investigating a system’s or component’s replacement cost (in today’s dollars), typical 
expected useful lives, and remaining useful lives.  The Capital Reserve Analysis Schedule presupposes 
that all required remedial work has been performed or that monies for remediation have been budgeted 
for those items defined in the Immediate Repairs and Short Term Costs. 

The categories for the Capital Reserve Analysis Schedule are organized per the Property Condition 
Report’s Table of Contents.  The evaluation time frame is a 12 year period and all cost items are 
prioritized in order of required repairs/replacements and recommended repairs/replacements.  The 
Capital Reserve recommendations are shown as un-inflated figures. See Capital Reserve Analysis 
Schedule page 10. 

B-01.07 – Recommendations for Further Study
The following issues should be considered: 
1) Recommend that copies of HUD’s interest in the property are obtained and if purchased copies of 
HUD’s release of interest in the property are obtained. 
2) Recommend that copies of all documentation that was submitted to get the facility placed on the 
‘National Register of Historic Structures’ be obtained. 
3) Verify that all warranties are transferable 
4) Verify that any alterations, installations, or other improvements since the facility was first constructed 
and occupied were properly permitted and approved by required agencies. 
5) Verify that no defective materials or equipment are used at the property. 

Copies of the following documents should be obtained: 
1) All roof, equipment and system warranties/guarantees and transfers. Manufacturers often levy a 
warranty transfer fee and require that the equipment or system be in pristine condition in order to provide 
such transfers.  This often requires upgrades, repairs, or serving of the equipment / system. 
2) All available site and building construction drawings and specifications, operating and maintenance 
manuals, and copies of shop drawings. 
3) All regulatory agency documents such as ‘Certificates of Occupancy, permits, zoning variances, 
easements, tax receipts, and other pertinent records. 
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Immediate and 5 Year Capital Reserve Estimate 
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B-02.00 - Purpose and Scope

B-02.01 – Purpose 
The purpose of this report is to assist the University in evaluating the physical aspects of this property and 
how its condition may affect the University’s financial decisions over time.  For this Property Condition 
Evaluation, representative samples of the major independent building components were observed and 
their physical conditions were evaluated in accordance with standards for inspecting public property.  
These components include the site and building exteriors, and representative interior areas.  The 
estimated cost for repairs and/or capital reserve items are included in the cost estimates presented in 
Section 1.  All findings relating to these opinions of probable costs are included in the relevant narrative 
sections of this Report. 

The facilities management staff and code enforcement documentation were interviewed/reviewed for 
specific information relating to the physical property, code compliance, available maintenance 
procedures, available drawings, and other documentation. 

The physical condition of the building systems and related components is typically defined as being in 
one of three conditions: Good, Fair, or Poor.  For the purpose of this Report, the following definitions are 
used: 

Good = The item is above-average condition and performing soundly in its intended function.  
Generally, other than normal wear maintenance, no immediate or short-term work is 
recommended or required; however, it may require replacement during the evaluation 
period, particularly if it’s expected useful life is exceeded during the evaluation period. 

Fair = The item is average to below-average condition and performing adequately but exhibits 
deferred maintenance, or workmanship not in compliance with commonly accepted 
standards, is not operating a optimal efficiency or capacity, is obsolete, or is approaching 
the end of its typical expected useful life.  Some repair or replacement work is required or 
recommended to return the item to Good condition. 

Poor = The item is below-average condition and has either failed or cannot be relied upon to 
continue performing its original function as a result of having exceeded its typical expected 
useful life, having excessive deferred maintenance, or being in a state of disrepair.  
Significant repair or replacement work is required to return the item to Good condition. 

B-02.02 – Deviations from Guide 
The Guide for the inspection of properties requires that any deviations from the guide be so stated within 
the report. 

B-02.03 – Additional Scope Consideration 
The Guide requires that any additional scope considerations not specifically listed in the Guide be so 
stated within the Property Condition Report.  The Property Condition Report should contain a bulleted 
listing of all additional scope considerations by the Consultant and as stated in other protocols specific to 
the assessment.  At a minimum, the following must be included: 
� Property Condition Evaluation (PCE)  
� Property Condition Report (PCR) 

B-02.04 – Property’s Remaining Useful Life Estimate 
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Subject to the qualifications stated in this paragraph and elsewhere in this report, the Remaining Useful 
Life of the property is estimated to be not less than 30 years.  The Remaining Useful Life is an expression 
of a professional opinion and is not a guarantee or warranty, expressed or implied.  The estimate is based 
upon the observed physical condition at the time of the survey visit and is subject to the possible effect of 
concealed conditions or the occurrence of extraordinary events such as natural disasters or other “acts of 
God” that may occur subsequent to the date of the survey site visit. 

The Remaining Useful Life for the property is further based on the assumption that: a) the immediate 
repairs, short term repairs, and future repairs for which replacement reserve funds are recommended are 
completed in a timely and workman-like manner, and b) a comprehensive program of preventive and 
remedial property maintenance is continuously implemented using an acceptable standard of care.  The 
Remaining Useful Life estimate is made only with regard to the expected physical or structural integrity of 
the improvements on the property, and no opinion regarding economic or market conditions, the present 
or future appraised value of the property, or it’s present or future economic utility, is expressed by the 
reviewers. 

B-02.05 – Prior Reports 
Only the pages 1 through 4 of six total from the 2009 HUD Inspection Summary Report – 323346 were 
made available to the University which indicated that 100% of the public areas had been inspected and 
24% of the rental units had been inspected.  The number of units occupied / unoccupied and general 
findings of the HUD survey inspector(s). 

B-03.00 – Code Information and Accessibility 

B-03.01- Code Information, Flood Zone and Seismic Zone 

The State of Kentucky, Office of Housing, Buildings, and Construction – Division of Building Codes 
Enforcement does not have an annual inspection program for existing facilities.  However the State of 
Kentucky’s Office of Housing, Buildings, and Construction Division of Fire Prevention does have an 
annual inspection program for existing facilities.    

Greg Williamson - Fire Marshal for the University, (who has jurisdiction for all UK facilities) has not toured 
the facility. 

� There is an emergency generator but no information was obtained on it’s preventive maintenance 
program, the regularity of it’s testing, or the quality/efficiency of emergency lighting. 

� The facility is suppressed with a wet pipe sprinkler system with the possible exception of the boiler 
room and the electrical vault which are not heated. 

� The existing fire alarm panel was new with the 2004 renovation and is noted with the electrical report 
below. 

� It is recommended that the entire emergency lighting system should be tested and evaluated under a 
‘full load’. 

� If not recently done, it is recommended that the local fire department should establish a response 
plan for fire emergencies 

� Rob McGoodwin in a follow-up email confirmed that ‘University Lofts’ does not have regular 
inspections by the fire department, but that they stop by every now and then to check on things, but 
that’s it. 
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B-03.02 – ADA Accessibility 
An American with Disabilities Act (ADA) survey has not been undertaken in the past and this survey did 
not attempt to do so in the limited time available.  Generally, Title III of ADA prohibits discrimination by 
entities to access and use of “areas of public accommodations” and “commercial facilities” on the basis of 
disability.  Regardless of its age, these areas and facilities must be maintained and operated to comply 
with the American Disabilities Act Accessibility Guidelines (ADAAG). 

Buildings completed and occupied after January 26, 1992 are required to comply fully with ADAAG.  
Existing facilities constructed prior to this date are held to the lesser standard of compliance to the extent 
allowed by structural feasibility and the financial resources available.  As an alternative, a reasonable 
accommodation pertaining to the deficiency must be made. 

Observations / Comments: 
� Access from the parking lots surrounding the facility to the west end entry doors appears to meet 

ADA requirements. 
� The basement, first and third floors at the east end are not handicap accessible and would require an 

elevator to be installed to serve those floors if the University purchased the facility.  Only the west end 
1st floor and the entire 2nd floor are accessible. 

B-03.03 – Hazardous Items 
No formal survey was undertaken for hazardous environmental items. 

Observations / Comments: 
� A Phase I Environmental Site Assessment should be performed by an outside party to determine if 

there are any other environmental hazards beyond the known asbestos containing materials. 
� Rob McGoodwin noted during the November 10th tour that the Boiler Room had not been abated 

when the rest of the facility was abated prior to the conversion of the space from a warehouse to 
apartments. 

B-04.00 - Site Improvements 

B-04.01 – Utilities 

The following table identifies the utility suppliers and the condition and adequacy of the services. 
Site Utilities 

Utility Supplier Condition and Adequacy 
Sanitary Sewer Lexington-Fayette Urban County 

Government (LFUCG) 
Good 

Storm Sewer Lexington-Fayette Urban County 
Government (LFUCG) 

Good 

Domestic Water Kentucky American Water 
Company 

Good 

Electric Service Kentucky Utilities Good 
Natural Gas Service Columbia Gas Not currently utilized 

Observations / Comments: 
� There are no burners of natural gas on the premises. 

B-04-02 – Parking, Paving and Sidewalks 
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The ‘South Hill Station’ warehouse with condominium owners, along with the University Loft apartment 
leaser’s share the parking spaces on the south and west ends of the facilities as well as the parking area 
between the two facilities.  In addition there is additional parking in a surface lot on the north side of 
Bolivar between South Mill Street and Plunkett Street.  Notes on the Sheet AFDP of the University Lofts 
renovation plans indicate the following: 

Parking Lot Number of Spaces 
South Hill Station - Lot #1 (south & west sides of South Hill 
Station)

20

University Lofts – Lot #2 (east, south & west side of Lofts) 66
Drawings indicate Lot #3 (lease of parking spaces from 620 S. 
Broadway 
Surface Parking – Lot #4 (Parking lot on the north side of 
Bolivar, between S. Mill Street & Plunkett Street.) 

85

Drawing Sheet indicates Lot #5 (Currently has four – four story 
walk-up condominium units constructed on it) 
Total 160

Observations / Comments: 
� Based upon the 2004 University Loft renovation plans the drive separating South Hill Station and 

University Lofts is a shared drive with the parking adjacent to each facility belonging to the respective 
facilities. 

�

B-04.03 – Drainage Systems and Erosion Control 
‘University Lofts’ is in the Lexington-Urban County Governments (LFUCG) ‘Town Branch’ watershed and 
the LFUCG Federal Emergency Management Agency (FEMA) ‘Flood Insurance Rate Map’s Panel 117 of 
301 (last updated April 2002) shows that it is outside of 99% of areas in Fayette County subject to 
flooding. 

The roof has interior running roof drains only for the valley between the two roof trusses which run east to 
west and exits the west wall of the structure at ceiling height of the second floor.  This interior, insulated 
roof drain storm sewer starts out as a 6” line, then ups to an 8”, and exits the building as a 10” line.  On 
the north and south elevations are 6” gutters and 4” x 6” exterior mounted downspouts that drop down 
and dump out on grade. 

The roof of the basement with three story above grade part of the structure dumps out on the shared 
parking/drive that seperates1 South Hill Station and University Lofts.  Most of the water from this roof 
drains to a catch basin at the southeast corner of the University Lofts property, which then dumps into the 
6 x 8 storm sewer that runs under the University’s coal pile and over to and beyond South Broadway. 

Observations / Comments: 
� While there is generally good drainage away from the facility the roof drains on roughly 1/3rd of the 

perimeter dump the water either straight onto hard surface (paved parking area / concrete sidewalk) 
which then presents an over abundance of water for pedestrians and icing problem in the colder 
winter months. 

B-04.04 – Topography and Landscaping 
The topography on the north elevation slopes off slightly to the west, on the east side it slopes off to the 
south, on the south side it slopes off to the east, and on the west side it slopes off to the west.  On the 
west end there is landscaping adjacent to the west façade of the building and on the western edge of the 
parking lot/drive that wraps the west end. 
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Generally the landscaping does not appear to be overgrown and is in good condition. 

Observations / Comments: 
� Shrubs are not overgrown and the trees are still relatively small. 

B-04.05 – General Site Improvements 
Site lighting is provided by street lighting and by surface mounted lights attached to the exterior brick 
façade of the facility.  All entrances have an external light fixture adjacent to the means of egress door. 

A trash dumpster for the tenants is located to the west end of the property boundary. 

B-05.00  - Building Architectural and Structural Systems
B-05.01 – Foundations 
The foundations are limestone walls at the east end three story section, limestone walls on the Bolivar 
Street frontage  and west end,  and cast-in-place concrete at the west end that parallels road and on the 
south side.   The concrete foundation is on the third addition referenced above under B-04.05 – General 
Site Improvements. 

Observations / Comments: 
� South southeast corner of University Lofts has structural cracks from grade up to the roof line. 

B-05.02 – Superstructure and Floors 
The exterior walls are primarily brick masonry load bearing walls, with both wood and steel columns, and 
wood joists in the original structure and wood beams in the two story warehouse portion to support the 
wood floors.  During the 2004 renovation a concrete topping was poured over the wood floors to provide a 
uniformly smooth floor finish. 

Observations / Comments: 
� The original use of the structure was as a warehouse and based upon the viewable  

B-05.03 – Roofing 
The roof on the original basement plus three story structure is wood joists with wood decking above.  For 
the two warehouse additions the roof is supported by two bays of steel trusses with wood decking.  The 
2004 renovation installed a 60 MIL fully adhered EDPM single-ply roof membrane. 

Observations / Comments: 
� The main roofs are 6 years old and are in good repair with a few minor situations.  The Council on 

Postsecondary Education gives an EPDM roof membrane a 13 year life expectancy.  
� The roof over the old boiler building/room on the south side of the facility is not in good condition with 

visible holes in the roof. 

B-05.04 – Exterior Walls 
The exterior walls are all brick masonry walls, typically three wythes (bricks) thick at the first and second 
levels; and two wythes thick at the 3rd floor level with three withes at column bearing locations.  The two 
story section along Bolivar Street has three vertical Star shaped wall ties per interior column bay at the 
first floor only on the brick exterior.  The drawings do not indicate a column adjacent to the brick wall at 
these points so there may be a steel plate embedded in the wall to tie the horizontal interior beams to.  
We did not see any of the apartments along Bolivar Street to confirm.  

Observations / Comments: 
� For the brick exterior of the structure only the north elevation along Bolivar Street and the west 

elevation that back up to the old railroad spur are in fair condition.
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� The south and east elevations have numerous areas that need repointing (tuckpointing) the mortar 
joints with mortar that has a compressive strength equal to or slightly less than the original mortar and 
the south-southeast and east-southeast corners have structural cracks running vertically that need 
immediate attention. Additional freeze thaw is only going to exacerbate the problems with the mortar 
joints and structural cracks as water from rain and snow accumulates, freezes and then thaws until at 
some point there is a structural collapse of the wall.  Recommend that a structural engineer review 
the structural cracks inside and out if the University pursues acquisition of the facility.……………

B-05.05 – Exterior and Interior Stairs 
The primary Bolivar Street entrance is located at the northeast corner of the building and has the original stone 
steps leading up to a landing that the exterior storefront door opens onto.  Two stair towers serve the building. 
The fire rated stair enclosures are painted concrete block and the stair system is steel.  The east end of the first 
floor has one emergency means of egress that is constructed of pressure treated lumber that has been stained.  
Emergency egress from the 2nd and 3rd floors is accomplished either from the interior stairwells or from the 
external gray painted steel fire escape which has rust forming on it.   

Observations / Comments: 
� All of the stairs appear to be in good condition. 

B-05.06 – Exterior Windows and Doors 
The double hung (six-lites per sash) windows in the facility were all new in 2004.  The ‘Record Drawings’ 
indicate that they are wood with metal cladding prefinished white double pane insulated units. 

Primary entrance doors are tied to a push button security system for access outside of normal hours.  
Observations / Comments: 
� Windows appear to be in good condition. 

B-05.07 – Patio and Terrace Balcony  
N/A.

B-05.08 – Common Areas, Entrances and Corridors
The University Lofts has two primary entrances.  One directly from Bolivar Street adjacent to the leasing 
office for the facility, and the other at the west end of the building providing access from the parking lot.  
All the interior common floors are bare concrete, wood stud partitions with gypsum board and the 
exposed underneath side of the floor above for the ceiling. 

Observations / Comments: 
� Finishes in common areas, entrances and corridors are in good repair.. 

B-06.00 - Building Mechanical, Utility, Transportation and Fire Protection Systems 

B-06.01 – Building Heating, Ventilating and Air Conditioning
Heating/Cooling Plant Assessment 
The HVAC systems for the University Lofts consist of individual room heat pumps with electric resistance 
back up. There is one heat pump severing each apartment with an air handler unit located in a closet in 
the apartment and the outside units located on the roof. Each room has its own thermostat for control of 
the heat pump and the strip heater. The units range in size from 1.5 tons to 4 tons. There are 45 - 1.5 ton 
units, 13 - 2 ton units, 16 – 2.5 ton units, 5 – 3 ton units, 5 – 3.5 ton units, and 2 – 4 ton units for a total of 
86 units. These units are all 11 SEER unit. 

There is no ductwork to say of, the units discharge the air into the room at one location and return to the 
unit through the closet door. The units ages are around 5 years old and appear to be in good working 
condition. 
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In addition to the units that service the apartments, there are three heat pump units that serve the public 
spaces. These unit are 20 tons each. 

Observations / Comments: 
� Replacement units would have to be 13 SEER or greater. 
� It’s estimated that the fan/heat pump units have 5 to 7 years of life left. 
� One option would be to incorporate these units in the new layout for the Art department spaces. 

These units would need to be enclosed in some kind of closet. I would recommend ductwork to be 
installed on each unit to distribute the air over a large area. If these units were used I would 
recommend that controls be installed to control multiple units, tying them together from a central 
control and monitoring center. 

� The cost to rework the controls and install ductwork could run in the range of $350,000. That is 
 roughly $4,000 per unit. The drawback of using the existing units would be the increased operating 
and maintenance cost over a more conventional central system. These units are going to require 
additional maintenance just due to the increase of number of pieces of equipment. In addition, the 
cost of operation would be higher. The individual unit would not be as efficient as say a central air 
system. In the near future these units will start to fail. Replacement cost would run in the 3000 to 
5000 dollars per unit. 

� At the other end of the cost spectrum, would be to remove all the existing units and install central air 
handling units.  I would estimate that the central system would be in the 200 ton range. This would 
require around 60,000 cfm of air handling equipment. This could be done with three units, 20,000 cfm 
each. I would not recommend these units to be rooftop mounted. Space would be required to house 
these units. There are two possible methods for supplying heat and cooling to these units. One would 
be to install a central cooling/chiller and an electric or gas boiler. The front cost of this method would 
be lower but the operation cost would be higher. The second option would be to connect to the 
campus central cooling and heating system. Chilled water would be simple, due to one of the 
campus’ central plan location directly behind the building. Although steam is directly across the street 
it may take a little more to get across the street to acquire it. I would estimate that method 1 may run 
in the $700,000 to 900,000 range. This would be $7 to 9 per square ft. Adding the chilled water and 
steam piping the cost could be in $1,200,000 range or $11.5 dollars per square foot. 

B-06.02 – Building Plumbing and Domestic Hot Water 
The plumbing infrastructure is in good shape. 

Observations / Comments: 
� In order to accommodate the Art Department, public restrooms would need to be installed. The cost 

of this installation could be in the range of $100,000 to 120,000. 

Utility Cost Assessment
Existing electrical connections are via KU’s substations. 

Observations / Comments: 
� Given the proximity of this facility to UK Substation #2 the payback of the cost of connecting to the UK 

12 KV system needs to be explored. 

B-06.03 – Building Gas Distribution 
There is no natural gas distribution or usage in the facility. 

B-06.04 – Building Electrical 
Electrical Distribution System
The Lofts have three KU transformers, 500 KVA, 500 KVA and a 225 KVA.  These xfmrs feed three 
208/120, 3p, 4w distribution panel boards; one 3000 amp GE Spectra, no main, breakers 900,1000,1000 
amp, one 3000 amp GE Spectra, no main, breakers 800,900,1200 and one GE Spectra panel with 
1000/3p main and 11 breakers between 200 amp and 40 amp. 
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Emergency power is a 10 KW, 240/120 volt single generator with a 60 amp transfer switch and a 60 amp, 
2 phase panel with nine 20 amp circuits, mostly lighting.  Exit lights are combination battery backed 
exit/egress lights. 

Observations / Comments: 
� Reynolds #1 has one UK owned 500 KVA transformer feeding a Sq. D 1200 amp I-Line panel and the 

University Lofts has two KU owned 500 KVA transformers and one KU owned 225 KVA transformer 
for at total capacity of 1225 KVA.  The electrical capacity of the Lofts is approximately two and one 
half times the capacity of Reynolds #1.  The peak electric loading in Reynolds is 142 KW and the 
Lofts is 378 KW, the peak load at the Lofts is 2.66 times the peak at Reynolds #1.  The Lofts are all 
electric heat, resistance and heat pump and Reynolds is steam heat and does not require as much 
electrical capacity as the Lofts. 

� The Lofts three main GE Spectra panel boards and the distribution panels throughout the building 
could probably be reused in a renovation project.  The apartment electrical panels could probably be 
shared in a classroom renovation but if the heat pumps are not replaced by a central HVAC system, 
we need to check the loading on the individual apartment panels before we share the panels. 

Electrical Lighting
Light fixtures are predominately industrial type fixtures, manufactured to resemble lights from the 1920’s – 
1930’s in the main atrium corridor and the apartments, with four foot strip fluorescent fixtures mounted 
perpendicular to the corridor walls in the secondary corridors.  There are also spotlights centered 
between the 2nd floor support beams that light up the upper atrium area at night.  

Observations / Comments: 
� If purchased the existing lighting needs to be reviewed for energy conservation. 

Utility Cost Assessment

Electric 

Observations / Comments: 
�   The building is all electric for heating and cooling.  Three years of electrical usage cost data was 

provided by Rob McGoodwin’s staff: 

2008 - $71,249.34 
2009 - $79,811.93 

�
20,000�
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2010 - $62,900.64 (Jan. – Sept.) 

Water 

Observations / Comments: 
� Three years of water usage cost data was provided by Rob McGoodwin’s staff.   

2008 - $9,679.22 
2009 - $12,896.68 
2010 - $10,536.07 (Jan. – Sept.) 

Communications 
Building has four cell tower carrier antennas mounted on the abandoned smoke stack with four 
equipment huts located nearby.  The Lease with BellSouth Mobility is for an initial term of 10 years with 
three possible 5 year extensions for a total of 25 years..The lease for the initial term is $24,000 per year, 
1st extension $26,400 per year, 2nd extension $29,040 per year and the 3rdextension is $31,944 per year.  
The date the lease was signed appears to be September 25, 2001, but it was not notarized till 2/20/2004.   
The second lease is with Cingular Wireless who has an initial term of 5 years with up to 4 five year 
extensions for a total of 25 possible years.  This lease was signed on December 1, 2000 and had an 
initial term lease of $18,000 per year with a 15% increase by each renewal term. 

Observations / Comments: 
� Copies of the two Cell Tower Leases are included in Appendix E-01.07. 

B-06.05 – Building Elevators and Conveying System
The hydraulic passenger elevator was new in 2004 and is handicap accessible, rated for 3500 lbs. and 
appears to be in good working order. 

Observations / Comments: 
� The above elevator, installed by DC Elevators, serves the west end of the first floor and all the 

second floor.  The basement, first floor and third floor of the east end do not have elevator service 
and would require a second elevator to be installed to serve them. 

B-06.06 – Fire Protection and Security Systems 
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Fire alarm system is a Firelite Model MS5210UD combination control panel and digital communicator 
system with individual smoke detectors in the dwelling units.  Building is sprinkled and has a manual fire 
alarm system.  Fire alarm system is a ten zone panel and is sufficient to supervise the sprinkler system 
and pull stations. 

The sprinkler main system is sound and most likely only would require minor changes. 

The security system is a Sonitrol verified electronic security system. The main panel is in the manager’s 
office (just inside the front door). The front and back doors are camera monitored but that system is 
separate from the door management system. The camera feeds are also in the manager’s office and 
terminate in a DVR system. The front and back doors are 24 hour monitored by Sonitrol. The front door 
has both a key pad and key fob reader while the back door has only a key fob reader. The three other 
emergency exits are tied into the Sonitrol security system. They do not notify security if opened. They 
only notify the manager’s office. The front door as an automatic open and lock feature. The front door 
automatically locks at 5:00PM and can be set to stay unlocked when the manager/staff is in the office 
during the day.  

Observations / Comments: 
� If we want to upgrade to an addressable system as part of a renovation we need to add $20,000 for a 

new control panel and the cost of wire for the building network and addressable detection devices. 
� A study of the sprinkler coverage  would have to be done and any changes in the coverage and head 

location would have to be made.  

B-07.00 – Documentation Reviewed 
� CoolSpaces .com website for University Lofts listing features, floor plans, price list etc. for the 

facility.
� Record drawings for the 2003 renovation of ‘Lexington Lofts’ (renamed University Lofts) 
� 2002 FEMA Flood Insurance Map 
�

B-08.00 –Personnel Interviewed 

� Mr. Robert McGoodwin – University Lofts Partners LTD 
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C RENOVATION FOR FINE ARTS PROGRAM 

The following table in C-01.01 lists the May 2003 Fine Arts Program, the Fine Arts Program as listed in 
the original RFP to developers in the Spring of 2008, as well as the Developers revised Fall 2008 
program based upon what they could cash flow.  Only the May 2003 program with 79,500 NASF would be 
accommodated by the University Lofts facility assuming a NASF/GSF efficiency of between 72 to 75% to 
fit into the 104,932 GSF facility.  No .programmatic space needs meetings with the College of Fine Arts 
have been held since the failed RFP to validate the 2003 Program.  

The estimated scope cost of the renovation to accommodate the 2003 College of Fine Arts program is 
$8,540,000 and a breakdown can be found in C-01-02 in the same format as the Sherman Carter 
Barnhart estimate for the Developers renovation of the Reynolds Building.  This estimate assumes that 
interior finishes remain except where existing walls need to be demolished to form larger spaces, 
reroofing of only the old boiler room and electrical vault, the addition of one elevator to serve the east end 
of the facility, the existing residential grade heating, ventilating and air conditioning systems can be 
grouped to serve classroom/studio sized spaces, and most of the electrical distribution can be adapted to 
a revised layout. This estimate also assumes a renovation would require LEED Certification.   Sherman 
Carter Barnhart’s original assumptions and estimates are included in Appendix E-01.08 for reference.  

C-01.01 – Program Space  

Fine Arts Program 

Program:

The requirements for this project are organized according to their respective 
importance.  The categories in order of importance are: 

1. Life Safety and Security 
2. Environmental Conditions 
3. Meeting Academic Program Needs 
4. Building Amenities 

Space Program

 5/14/2003 2007 RFP 2007 Revised
Ceramics 8,400
Preferred location on the lower (ground) floor 
Close proximity to outdoor kiln area 
Intense ventilation requirements (ideally under floor) 
General Studio 3,900 3,900 
Clay Storage 500 500 
Clay Mixing 100 100 
Chemical Storage 100 100 
Glaze Mixing 300 300 
Kiln Room 600 600 
Plaster Room 300 300 
General Storage 300 300 
Drying Room 600 600 
Faculty Studio 800 800 
Additional Studios (2) 800 800 
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Metal Arts/Welding 5,200 3,800
Preferred location on lower (ground) floor 
Near dock/service area 

Wood Shop 5,000
Central location on ground floor desirable 
Ventilation requirements (ideally under floor) 

Wood Shop 3,000 3,000  
Technician Studio 900 900  
Technician Booth  200  
Storage 1,500 1,500  
Spray Booth / Clean Room 500 500  
 5/14/2003 2007 RFP 2007 Revised
Sculpture 7,500 7,500 8,000
Preferred location on lower (ground) floor 

Departmental Storage 5,500 

Student Studios 5,100 

Print Making 13,800
Dust free environment required 
Significant ventilation required 

Etching / Mono Print / Relief Studio 3,000 3,000  
Acid Room 400 400  
Darkroom 600 600  
Storage 500 500  
Clean Classroom 1,000 1,000  
Solvent Room 200 200  
Serigraphy Studio 2,500 2,500  
Litho Studio 2,500 2,500  
Letterpress Shop 1,000 1,000  
Digital Media Shop 900 900  
Faculty Studio (2) 3,000 2,000  
Granite Studio (or Graduate Studio ???) 900 900  
Graduate Studio (6) 3,000 900  
Screen Print Wash-Out Room 400 0
Silkscreen coating & Storage Room 400 0

Media Arts 8,700
Preferred location on lower (ground) floor 
Dust free environment required 
No natural light required 
Intense Ethernet requirement 

Faculty Studios (2) 1,000 1,000  
Faculty Offices (2) 400 400  
Shooting Studio 1,000 1,000  
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Sound Studio 300 300 
Student Studios (5) 2,000 1,780 
Clean Classroom 1,000   
Production Studio 1,000 1,000 
Screening Room 600 800 
Gallery 900 900 

Photography 6,000
Dust free environment required 
No natural light required 
Maximum water requirements

Beginning Darkroom 650 650  
Advanced Darkroom 650 650  
Color Darkroom 500 500  
 5/14/2003 2007 RFP 2007 Revised
Darkroom Pass Through (2) 150 150  
Print Viewing Area (2) 150 150  
Print Finish Room 500 500  
Film Developing 100 100  
Film Loading Closet (4) 50 50  
Faculty Darkroom (2) 300 300  
Graduate Darkroom (5) 750 750  
Storage 200 200  
Classroom 900 900  
Digital Lab 300 300  
Shooting Studio 900 900  
Alternative Process Room 500 500  
Faculty Studio (2) 800 800  

Barnhart Gallery 2,500 2,770 3,500 
Location on first floor nearest entrance from campus 

Classroom / Seminar
MFA (2)  1,800  
Seminar / Classroom  1,200 1,500 

Fiber Art 11,200 
Weaving / Construction Studio 2,600 2,600 
Surface Design Studio 2,600 2,600 
Storage 1,000 1,000 
Dye Area 1,500 1,500 
Faculty Office / Studio 1,200 1,200 

Painting Combined Drawing & Painting� 9,000 
Maximum natural light 
Adjacent to Drawing 
Maximum walls for student work displays 
Close Proximity to lockers 

Beginning Studio 2,000 2,000 
Advanced Studio 3,000 3,000 
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Storage 500 500 
Faculty Studio (2) 1,000 1,000 
Visiting Artist 600 1,500 

Drawing
Should be isolated from public areas but adjacent to Painting 
Requires natural light 
Stable temperature environment (for comfort of models) 

General Studio 2,000 2,000 8,100 
Storage 400 400  
Paper Closet 500 500  
Model Changing Room 100 100  
Faculty Office / Studio 400 400  

 5/14/2003 2007 RFP 2007 Revised
Art Education 3,800 

Classroom / Studio
MFA (4) 4,000 
Seminar / Classroom (1) 1,000 

Gallery / Student Work Critique  2,000  
 .

Total Net Building Area (Program) 79,500 105,550 90,700 
Assumed GSF at 72% efficiency 110,417 146,597 125,972 

Outdoor Space 
Outdoor Work Space 900 
Outdoor Kiln Yard 1,700 
Building Service Area as required 
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C-01.02 – Conceptual Estimate for Renovation
If the program for Fine Arts can be fit into the University Lofts Facility, then the following is a preliminary 
cost estimate.   This estimate assumes that interior finishes remain except where existing walls need to 
be demolished to form larger spaces, reroofing of only the old boiler room and electrical vault, the addition 
of one elevator to serve the east end of the facility, the existing residential grade heating, ventilating and 
air conditioning systems can be grouped to serve classroom/studio sized spaces, and most of the 
electrical distribution can be adapted to a revised layout. This estimate also assumes a renovation would 
require LEED Certification.    
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D PROPERTY APPRAISALS 

General Information 

There were two separate appraisals done on the property and they are attached on the succeeding 
pages. 

Observations / Comments: 
� Need to resolve whether there is a ‘Greenbelt Trail Easement’ with the LFUCG at the west end of the 

University Loft property. 
� Need to resolve any concerns over the ownership of the old railroad spur line(s) 
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 SITE DATA 
 
The subject's primary site is located on Bolivar Street.  The property is located in the 
CBD section of Lexington in Fayette County, Kentucky.  The area map on the facing 
page shows the location of the subject property.  
 
Dimensions: See plats  
    
Land Area:   1.57 Acres Improved Lot – 68,389.2 S.F 
   .7039 Acres Parking Lot – 30,664.34 SF  
 
Shape:  Irregular see plats 
 
Topography Topography is level and on grade at street level.   
& Drainage: Drainage is toward the property lines and appears  
   to be adequate.  
 
Utilities:  Electric, natural gas, public water, sanitary sewers and 

telephone. 
 
Easements:  None noted with adverse effects on the value or  
   marketability  of the subject property.  
 
Flood Map:  The property is not in a flood hazard zone according to FEMA 
   Map # 2100670117D. 
 
Street  Bolivar Street is a two lane dedicated street and is paved 
Improvements: with blacktop carrying traffic in an east to west direction.  

The street carries local traffic.  
 
Parking:  Minimum level of parking is located on main tract with 

additional parking on the parking lot across the street. 
   Parking lot at 245 Bolivar is configured with 85 spaces.  The 
   236 property has 60 spaces for a total of 145.   
 
Environmental The site’s position in relation to climatic exposure is  
Character-  considered average when compared to competing, nearby  
istics:   sites.  No hazards or nuisances were noted, however, an  
   environmental audit should be secured if the user of this  
   report considers this a potential problem because: 
 

1. The appraiser is not an expert in the field of hazardous  
   materials; 
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2. The appraisal was prepared for value purposes and does  
not constitute an expert inspection of the property; 

 
3. The only way to be certain as to the condition of the  
property with respect to "environmental hazards" is to have  
an expert in the field inspect the property;  

 
4. The appraisal should not be relied upon as to whether or  
not environmental hazards actually exist on the property. 

 
Functional  The site is functional by market standards.  Its physical  
Adequacy:  shape allows for maximum utilization.  Ingress and egress  
   are considered adequate. 
 
Surrounding  North -  Mixed uses 
Area:   South -  Mixed uses  
   East  - Mixed uses 
   West  - Mixed uses 
 
Off-Site   Traffic controls, public utilities, sidewalks, street lights, 
Improvements : curb & gutter drainage.  
 
Land to   Based on analysis of other properties in the area similar to 
Building Ratio: the subject I found the land to building ratio to be in adequate 

range for use with the extra lot for parking. 
 
Appraiser Note: The extra lot at 245 Bolivar Street has a restriction that as  
   long as the property at 236 Bolivar Street is used as apart- 

ments it cannot be used for anything but parking for the 
residents of University Lofts.  
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SITE PLAN 
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  DESCRIPTION OF IMPROVEMENTS 
 
On the facing page is a site plan of the subject property.  It shows it to have 94,750 S.F. 
of gross building area.  The improvement is a three story apartment type structure.   
 
The breakdown of the area is as follows: 
 
 1st Floor 41,500 SF 
 2nd Floor 41,500 SF 
 3rd Floor 11,750 SF 
 Total  94,750 +- SF 
 
In addition there is 11,710 SF of basement area.  Part of this area is finished for 
laundry room and fitness use. 
 
I inspected the property on November 19, 2010 and a set of blueprints were made 
available by the client, the University of Kentucky. 
 
This property is currently known as University Lofts Apartments and consist of 86 
apartment units.  It was formally a tobacco warehouse facility with an approximate 
construction date of 1899.  It was remodeled into the apartments in 2004. 
 
Based on the sizes provided the rentable area of the complex is as follows: 
 
 1st Floor 29,189 SF 
 2nd Floor 30,538 SF 
 3rd Floor   7,880 SF 
 
Copies of the plan sheets are found at the end of the description section of this report 
along with photos of the property as of November 19, 2010. 
 
General Description of Improvements 
   
I.  Exterior Description: 
    A. Substructure -   Concrete & masonry  
 B. Superstructure   
  1.  Framing - Masonry & wood frame    
  2.  Insulation -  Batt & blown, masonry walls 
  3.  Ventilation - Adequate 
  4.  Exterior Walls -  Masonry brick 
  5.  Exterior Doors -  Aluminum & glass, overhead door 
  6.  Windows -  Most have been replaced, single & thermopane 
  7.  Facade -  Brick & stone 
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  8.  Roof System -  Flat roof slightly pitched, rubber roof 
  9.  Drain System - Aluminum gutters & drain 
 
II. Interior Description: 
 A.  Common Area -   
  1.  Interior Walls - Painted brick & drywall   
  2.  Layout/Size -  Office, storage/ multiple apartment units 
  3.  Interior Supports -  Wood & steel truss & masonry walls 
  4.  Floor System -  Concrete slabs, wood & steel frame  
  5.  Ceilings/Height -  Vaulted in common areas & flat 
  6.  Heating System -  Forced air electric & A/C 
  7.  Lighting -  Fluorescent & natural light 
  8.  Condition - Good at inspection 
 
Apartment Conversion 
 
The property was converted to apartment units by formation of units along the 
perimeter walls and then constructing rolls of new construction in the center of what 
was the area warehouse area.  The skylights are used to allow for natural lighting to 
the interior units by corridor to the interior hallways to the units.   
 
 B.  Apartment  Area : 
  1.  Interior Walls - Brick partial, drywall   
  2.  Layout/Size -  Open loft type, utility & bath only partition 
  3.  Interior Supports - Open non-load bearing (see floor plan) 
  4.  Floor System -  Concrete slab, no finish material 
  5.  Ceiling/Height -  Open to ceiling, varies in height 
  6.  Heating Systems -  HVAC system in each unit - electric 
  7.  Lighting - Fluorescent, natural lighting & residential 
  8.  Conditions -  Good 
 
III. Equipment & Mechanical Systems:  
 A. Plumbing System -  City water & sewer 
  1.  Water/Sewer lines -  Copper, PVC, & galvanized 
  2.  Fixtures -  Multiple – 5 per apartment minimal 
 
 B. Energy Systems -   
  1.  Heating System -  Indirect HVAC to apartment, several to 

common area 
  2.  Heating System Fuel -  Electric 
  3.  Air Conditioning & 
       Ventilation System - Adequate each unit - electric 
  4.  Electrical System -  200 amp step down boxes to each unit 
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 C.  Miscellaneous Equipment -  Office, lobby area, roll overhead door on west 
    side for apartment use, elevator & multiple  
    stairs     
 
 D. General Comments- 
 
The ground floor includes a lobby/reception area with a leasing/management office, a 
laundry room and 39 apartment units.  The main corridor for this floor also includes a 
15’ wide hallway that includes a post-office box station and vending machines.  Due to 
the design of the building most of the perimeter units have windows; however, the 
interior units do not have windows.  Of the 39 apartment units on this floor, 21 have 
windows and 18 units do not have windows.  The second floor includes 39 apartment 
units with 24 having windows and 15 do not have windows.  The third floor includes 8 
apartment units and all of these units have windows. 
 
Finish of the individual units varies but they typically include finished concrete slab 
floors.  Perimeter units include exposed brick or glazed concrete block walls and the 
ceilings are unfinished with exposed wood decking and trim.  The interior partition 
walls of all of the units are wood framed with finished drywall walls.  The ceiling 
heights of the units are in excess of 12 feet, which is above the norm in the local market 
area and for modern construction.  The bathroom units have VCT floor coverings and 
finished drywall ceilings. 
 
The unit sizes vary from 530 SF to 1,233 SF with an average unit size of 786 SF.  On 
the date of the inspection, the appraisers were allowed to see the interior of 6 of the 
units (#139, #128, #117, #130, #214 and #302) and the following description is based on 
the assumption that all of the units are of similar finish and condition as the units 
inspected. 
 
The units include the same general floor plan, regardless of size, consisting of two open 
rooms with a center section containing a full bathroom, closet and HVAC closet 
separating the two rooms.  The kitchen area is attached to this center section and 
includes a refrigerator, dishwasher, microwave, and double bowl stainless steel sink.  
The cabinets are standard grade wood veneer and counter-tops are Formica.  The room 
on the kitchen side of the units serves as a kitchen, dining, and living room area with 
the area on the opposite side service as the bedroom area.  As a result of the design, the 
units are essentially one bedroom units.  However, as a result of the ceiling heights 
lofts have been constructed in 10 of the units and essentially convert them to 2 bedroom 
units.  Construction lofts include wood staircase and wood frame with plywood decking. 
 The majority if not all of the units have the potential to have lofts installed as a result 
of the ceiling heights.  The property also includes a total of 4 handicap accessible units, 
which include wider doorways, handrails, and washer/dryer hookups. 
 
 
The basement includes approximately 11,710 SF and is partially finished (1/2+-) with 
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an exercise area and laundry room and the remainder is unfinished and utilized as 
storage area.   The property owner indicated that the basement has the potential to be 
improved with 8 additional apartment units. 
 
HVAC consists of individual split heat pump and air conditioning units, which are not 
individually metered.  The property owner has indicated that he has an estimate to 
install individual electric meters on each unit for $53,000 and it appears from our 
analysis that this cost could be recouped in one year or so.  The entire building is 
equipped with a wet sprinkler system.  Access between floors is from one elevator 
(3,500 lb capacity) and two stairwells and is considered adequate. 
 
Current rental rates for the units range from $410 to $1,250 per month with an average 
of $757 per month.  The range in rates on the basis of square feet of unit area is $0.54 
to $1.51 per SF on a monthly basis with an average rate of $0.99 per SF.  A table 
detailing the individual unit’s sizes, units with widows and lofts and current rental 
rates is included in the income approach that follows.  Rental rates do not appear to be 
affected by the floor they are located on, but are impacted by size and the presence of 
windows and lofts. 
 
IV. Site Improvements: 
 A. Paving  
  1.  Amount -  85 spaces extra lot, 60 on improved site  
 
  2.  Condition -  Good  
 
 B. Walks & Approaches -  Concrete 
 
 C. Landscaping -   Minimum 
 
 D. Special Site Improvements - Overhead door-basement storage 
 
V.  Quality & Condition Survey: 
 
 A.  Overall Construction Quality -   Good by market standards.  
 
The functional utility and the interior layout are adequate and oriented toward current 
users.  The quantity and quality of construction is good for period of construction and 
conversion. 
 
 B.  Condition Factors - The general condition of the property is good at the 
writing of this report.  The effective age of the building is estimated to be 15 years with 
a remaining economic life projected at 40 years. 
 
 
The effective age of the improvement was estimated by physical inspection and reflects 
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the opinion of the age with regard to utility and present condition as judged by current 
market tastes and standards.  The remaining economic life projection was estimated by 
consulting age-life studies conducted by national cost services and by interpretation of 
current attitudes and reactions among typical buyers of properties, and the advice of 
brokers and developers.  Further substantiation was provided by long-term loan 
commitments available from local lenders.   
 
Deferred Maintenance: 
 
None noted at time of inspection except for peeling paint on some walls that needs to be 
repaired.  This was noted in the recent HUD inspection also. 
 
Treatment of the various forms of depreciation will be considered in the various 
appraisal approaches which follow.   
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 PART FOUR - ANALYSIS OF DATA & CONCLUSIONS 
 


