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I. EXECUTIVE SUMMARY 
 
 

A. General Description 
The MO 7-3 / Frank Coleman Development consists of 44 family apartment units 
distributed to 14 one- and two-story buildings in Boone County, Missouri, in the 
downtown area of the City of Columbia.  The property includes approximately 3.1 
+/- acres of land on one block.  Construction of this phase of the Frank Coleman 
development was completed in 1965.     
 
Individual entry to each apartment is typically provided at a raised concrete porch.  
Rear access is typically from raised concrete stoops.  Five of the apartment units 
are accessible.   
 

Floor Plan Unit S/F 
No. of  
Units 

NRSF by 
Unit Type 

1BR-1BA Gdn 650 24 15,600 
3BR-1BA TH 960 8 7,680 
4BR-1.5BA TH 1200 12 14,400 

Total NRSF 37,680  
Total Units 44 

 
Original construction plans were not available for review.  The buildings are one- 
and two-story wood framed structures constructed on a floating slab on poured 
foundations with masonry veneer and vinyl siding.  There are two or four 
apartments per building.  The roofing systems consist of 4:12 slope roof trusses 
with plywood sheathing and asphalt shingles.  Fascia is vinyl and soffits are 
enclosed with vented vinyl.   
 
The parcel is a relatively level city block.  There are approximately 12 parking 
spaces distributed to one asphalt parking lot, concrete driveways provided at the   
4-bedroom townhouse buildings, and street parking.  Two parking spaces in the 
parking lot are marked as accessible.  Concrete sidewalks lead to apartment 
entrances from the street/ parking areas.  Exterior site lighting is provided by wall 
mounted lights at the front and rear apartment entries and by city street lights.   
 
Interior finishes for the apartment units are typical for apartments constructed 
during this era.  Wall and ceiling material is painted drywall.  Interior trim consists of 
vinyl cove base with natural finish hollow core interior doors with typical round knob 
hardware.  Kitchens are equipped with a gas range and a refrigerator.  Kitchen 
cabinets are plywood or wood faced with laminated countertops.  Bathrooms have 
a 24” plywood vanity with a one-piece sink-top and original bathtubs.  
 
Apartments are heated and cooled with individual gas and electric split systems.  
Gas furnaces are located in a kitchen storage/ utility room or mechanical closet 
within each apartment.  Air conditioners are pad-mounted at building perimeters.  
Plumbing water supply lines are copper and waste lines are lead, cast and clay.  A 
40-gallon gas water heater is provided in each apartment in the kitchen storage/ 
utility room or mechanical closet.   
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Each apartment is equipped with an electric panel and an individual meter.  Interior 
lighting consists of incandescent fixtures.  Hard wired smoke detectors were 
observed in hallways and at the first floor of townhouses, wired into a nearby light 
fixture or outlet.   
 
 

B. General Condition 
Based on our site observations and discussions with property management 
personnel, it is our opinion that the property is in fair condition and has been 
adequately maintained.  Vandalism is an issue. 
 
Concrete sidewalks lead from the streets and parking areas to the buildings.  The 
concrete is in fair condition.   
 
Exterior site lighting is provided by wall mounted lights at apartment entries and city 
street lights.  Exterior lighting around the property appears to be in fair to good 
condition.  We did not observe the property after dark and therefore cannot 
comment on the adequacy of the existing site lighting.  No Project or directional 
signage exists.  Apartment address signage is in good condition. 
 
Exterior finishes to the buildings were noted to be in overall fair condition.  The 
masonry exteriors exhibit some settlement cracks and require tuckpointing.  The 
vinyl, soffit and fascia siding was added over the original masonite siding in 1988-
1990 and is in poor to fair condition.  The roofing systems consist of 4:12 slope roof 
trusses with plywood sheathing and asphalt shingles, and are in poor to fair 
condition.  Gutters and downspouts were installed in 1990 and are in poor to fair 
condition.  Exterior apartment entry doors installed in 1992-1992 are insulated steel 
with wood jambs and knob hardware and are in fair condition.  The single hung 
thermal aluminum windows and security screens were installed in 1995 and are in 
fair condition.   
 
Interior finishes and systems vary from poor to fair condition.  Generally the 
configuration of space within the apartments is functionally obsolete and space is 
poorly utilized.  Drywall partition walls and paint are in fair condition.  Floor 
coverings are a combination of VCT and vinyl flooring (several layers) in overall fair 
condition.  The cabinets are original (a few replaced), functionally obsolete and in 
poor to fair condition.  Counter tops have been replaced over time and are in fair 
condition.  Plumbing fixtures and piping sections have been replaced as needed 
and are in fair condition.  The general condition of appliances is fair.  Many 
appliances have exceeded their expected useful life.  Water heaters were replaced 
in 20% of the apartments approximately 5 years ago.   
 
The gas furnaces vary in age and many are 1980’s vintage and have exceeded 
their useful life.  The gas furnaces and water heaters are located in kitchen storage/ 
utility room in most apartments behind a plywood access panel, or in a mechanical 
closet, and CO detectors are not utilized.  Many air conditioners appear to have 
exceeded (or be near the end of) their expected useful life.   
 
The existing 50 amp max electric panels appear to be mostly original, 1960’s 
vintage.  The electric panels are obsolete and mounted in compromising locations 
in some apartments, and are undersized for the 2, 3 & 4 bedroom apartments and 
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modern residential equipment requirements.  GFCI outlets are not used at the wet 
walls in most of the bathrooms and kitchens (only observed in an accessible unit).  
Interior lighting consists 1980’s vintage incandescent fixtures.   

 
 

II. PURPOSE AND SCOPE 
 
 

A. Purpose 
The purpose of our site observation and report was to review and evaluate the 
overall physical condition of the buildings and site improvements for the subject 
property in accordance with industry standards and current market conditions in 
order to prepare a significant scope of work for substantial rehabilitation of this 
property.  Capital Consultants Inc. in collaboration with Columbia Housing Authority 
and E.M. Harris Construction Company has used the information in this report to 
prepare a planned Scope of Work for this property (Immediate Needs). 
 
As part of our site observation, an Effective Useful Life Table and a Recurring 
Probable Expenses Analysis for a period of 20 years was prepared in conjunction 
with a Scope of Work / Immediate Needs Expenses Analysis. 
 
 

B. Scope 
Mr. Sean King, President and Mr. Charles Harris, Vice President of Capital 
Consultants, Inc. conducted a visual site observation of the site, building structures, 
and a sampling of apartments which included most vacant apartments.  This 
observation was conducted to determine the existing condition of the subject 
property and to prepare a significant scope of work for substantial rehabilitation of 
this property and a Capital Replacement Reserve for future continued property 
maintenance.  
 
As a part of the site observation process, we met with and interviewed 
representatives for the property owner and manager, Mr. Rick Hess and Mr. Greg 
Willingham of Columbia Housing Authority (CHA), and Ms. Jacqueline True, Project 
Manager with E.M. Harris Construction Company. 

 
  



 
 

MO 7-3 / Frank Coleman Development 4  
March 7, 2013 

III. DESCRIPTION AND CONDITION 
 
 

A. SITE 
 
1. Utilities 

 
Description: 
 
Utilities are provided by:                          Responsible for payment: 
Electrical Service City of Columbia Resident 
Water City of Columbia Management 
Sewer City of Columbia Management 
Natural Gas Ameren UE Resident 
Telephone Service  Resident 
Trash City of Columbia Management 

 
Electrical service is routed overhead to the property through pole mounted 
transformers where service is reduced and distributed overhead to the meter 
centers at the rear of each building.  Electrical capacity was noted to be 50 
amps to the individual load centers at each apartment.  See Section D.3 for 
review of electrical systems and fixtures.   
 
Natural gas is individually metered and is utilized for furnaces, water heaters 
and ranges in the apartments.  Original underground gas piping has been 
abandoned in place and replacement piping was run inside the apartments. 
 
The 3” existing sanitary sewer system with lead arms is cast iron in the 
buildings and under the slabs and has clay laterals from the buildings to the city 
main.  The original water service remains, which serves several buildings and 
does not provide shutoffs for individual buildings.  Water service is not metered.  
The property reported ongoing issues with these original systems.  Copper 
domestic water lines are used within the buildings.  See Section D.2 for review 
of interior plumbing systems and fixtures.   
 
Conditions / Comments: 
We recommend that the Owner’s Scope of Work include running underground 
electric. 
We recommend that the Owner’s Scope of Work include removal and 
replacement of existing sanitary laterals from the city mains to each building 
and extending under the slabs, fully replacing all clay, cast and lead with PVC.   
 
We recommend that the Owner’s Scope of Work include removal and 
replacement of existing water services from the city mains to each building, and 
include building shutoffs and new under slab services to each apartment.  
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2. Parking, Paving & Sidewalks 
 
Description: 
The buildings are in an urban area and are accessed by city streets.  There are 
approximately 12 parking spaces in an asphalt parking lot at the north end of 
the site.  Handicap parking markings were observed for two of the spaces. The 
4-bedroom townhouse buildings have driveways, and street parking is also 
available at all buildings.  Concrete sidewalks provide pedestrian access from 
streets and parking to the apartment entries.  Many sidewalks are original.   
 
Conditions / Comments: 
The asphalt parking lot is in fair condition.  Parking lot striping is in fair 
condition.  Original sidewalks throughout the site have experienced settlement 
in many areas and apartment stoops are too small for a wheelchair turning 
radius, and are in poor to fair condition.  We recommend that the Owner’s 
Scope of Work include removing and replacing all of the sidewalks and 
stoops/porches at all residential apartments/ buildings.   

 
3. Storm Sewer / Drainage Systems 

 
Description: 
Gutters and downspouts which eject to daylight were installed in 1990 and are 
in fair to poor condition.  Storm drainage associated with the parking areas is 
accomplished through surface drainage.  Storm water sheet flows across the 
property and is directed into municipal storm sewers located in the streets.    
 
Conditions / Comments: 
We recommend that the Owner’s Scope of Work include removal and 
replacement of all building gutters and downspouts in conjunction with the 
roofing work proposed in Section B.2 of this report. 
 
Drainage as related to drives and parking areas appears to be generally 
sufficient and adequate.  Ponding water was not observed at the time of our site 
observation.  No repairs/ recommendations required. 

 
4. Landscaping & Topography 

 
Description: 
The parcel is relatively level city block.  Landscaping is a combination of mature 
trees and shrubs.    
 
Conditions / Comments: 
Significant sewer work and concrete work that will disturb much of the site is 
proposed in other sections of this report.  We recommend that the Owner’s 
Proposed Scope of Work include finish grading and landscaping of the entire 
site after all utility and concrete work is completed. 

 
5. Site Amenities 

 
Description: 
No playground is provided at the site. 
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Conditions / Comments: 
No repairs/ recommendations required. 

 
6. General Site Improvements 

 
Description: 
Exterior site lighting is provided by light fixtures mounted on the wall near each 
exterior door.  Trash is removed by residents to a dumpster located in the 
parking lot.   
 
No project entrance monument signage exists.  Apartment signage consists of 
porch lights/address numerals next to the front door.  
 
Conditions / Comments: 
We did not observe the property after dark and therefore cannot comment if the 
site lighting is adequate.  No recommendations/ repairs required. 

 
                                                                                                                                                                        

B. SUBSTRUCTURE AND SUPERSTRUCTURE 
 
1. Foundation 

 
Description: 
The buildings are constructed on a concrete slab on poured foundations.  It was 
brought to our attention that CHA investigated some building corners that were 
settling and found inconsistencies in the foundation depths.  CHA also reported 
that the floor slabs are not tied into the foundations, creating a “floating slab”.  
The slabs have settled over time and are cracking over a central grade beam in 
the apartment units.  CHA reports that approximately 6-8 apartments per year 
have recently required mud-jacking.   
 
Conditions / Comments: 
We recommend verifying depths of existing foundations prior to developing a 
final Scope of Work. We recommend that the Owner’s Proposed Scope of Work 
include removing the existing floor slabs on the first floor, re-compacting 
subgrade, installing dowels 24” O.C. into the existing foundations/footings and 
pouring new floor slabs, and providing underpinning as needed.   

 
2. Roof Structure & Roofing 

 
Description: 
The shingles were installed in 1985 and are in poor to fair condition. 
 
Conditions / Comments: 
We recommend that the Owner’s Proposed Scope of Work include removing 
and replacing all roofing shingles and any necessary decking repairs.   
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3. Exterior Walls 
 

Description: 
The buildings are one- and two-story wood framed structures constructed on a 
floating slab on poured foundations with original masonry veneer and vinyl 
siding, fascia and soffits that was installed over the original masonite siding in 
1988-1990.  Vinyl siding is warped and patched in places with non-matching 
colors and the general appearance of the siding is poor.  The masonry is 
generally in good condition however there are tuckpointing issues, specifically 
where settlement has occurred.   
 
Conditions / Comments: 
We recommend that the Owner’s Proposed Scope of Work include removing all 
existing siding, soffits and fascia and reframe walls for new window openings, 
install adequate insulation the walls and install new cementitious siding and 
trim. 

 
4. Windows & Exterior Doors 

 
Description: 
All windows were installed in 1995 and are single hung thermal pane aluminum 
with security screens on them.   
 
Individual exterior apartment entry doors are insulated steel in wood jambs with 
knob hardware and storm doors, and were installed in 1991-1992.  The exterior 
doors and storm doors are in fair condition.   
 
Conditions / Comments: 
We recommend that the Owner’s Proposed Scope of Work include installing all 
new energy efficient windows and all new apartment entry doors with lever 
hardware. 
 
 

C. INTERIOR 
 
1. Finishes 

 
Description: 
Interior finishes for the apartment units are typical for apartments constructed 
during this era.  Generally the configuration of space within the apartments is 
functionally obsolete and space is poorly utilized.   
 
Wall and ceiling material is painted drywall.  Interior partitions in general are in 
good condition.  The apartments do not have exhaust fans in the bathrooms 
since the bathrooms have windows in them.  There is evidence of moisture 
damage in some apartments.   
 
The flooring in the apartments was installed in 1990 and consists of VCT 
throughout and sheet vinyl in the bathrooms.  Generally the flooring is in fair 
condition although many apartments have multiple layers of flooring installed, 
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causing uneven transitions.  Metal transition strips at the bathrooms are in poor 
condition.  Interior trim consists of vinyl cove base.   
 
The interior doors in most apartments are original, natural finish hollow core 
interior doors, with round knob hardware.  Holes in the doors have been 
covered with wall plates.  Closets and storage/ utility rooms/ pantries are open 
to the rooms and have no doors.  Mechanical equipment is enclosed behind 
panels in the accessible apartments and difficult to access.  In all other 
apartments the equipment is open in the utility room. 
 
The stairs in townhouse apartments have 90 degree turns.  Management 
mentioned getting furniture to second level is an issue.   
 
Conditions / Comments: 
We recommend that the Owner’s Proposed Scope of Work include:  reviewing 
the layout of the apartments and possibly revise the layout to make storage/ 
utility/ mechanical rooms more functional and to provide a toilet/ wash room on 
the first floor (includes demo and reconstruction of interior drywall partitions); 
reviewing the layout of the existing bedrooms and determine if they meet HUD’s 
requirements for bedroom sizes and possibly revise the layout of the second 
floors (includes demo and reconstruction of interior drywall partitions); removing 
the stairs, rebuilding with stairs with closed risers with drywall partitions (half 
walls) and reviewing the layout to create storage space beneath the stairs such 
as a coat closet; replacing all of the interior doors and hardware (possibly 
considering solid core interior doors, discuss options for closet doors with 
management, if they are needed); and removing and replacing multiple layers 
of VCT and vinyl flooring with a modern vinyl floor product. 
 

2. Kitchen Fixtures & Equipment 
 

Description: 
There is limited kitchen cabinet space and kitchens are functionally obsolete.  
Kitchens were observed with original plywood cabinets or wood faced cabinets 
and updated laminated countertops.  The cabinets in most apartments have 
water damage at the sink base.  There are no garbage disposals or range 
hoods.  Bathrooms and half baths have an original 24” plywood or wood faced 
vanity with an updated one-piece sink-top and 1-gallon power assist flush 
toilets, and full baths have original bathtubs with updated solid surface shower 
surrounds.   
 
Kitchens are equipped with a gas range and a refrigerator without an ice-maker.  
All apartments have washing machine hook-ups in the utility room, however no 
dryer hook-ups are provided (existing electric services cannot support a dryer).   
 
Conditions / Comments: 
We recommend the Owner’s Proposed Scope of Work include consideration of 
a modified layout of the kitchen to provide washer/dryer closets in all 
apartments and more functionally usable space; removing all existing cabinetry 
and installation of all new kitchen cabinets, sinks, countertops, addition of 
garbage disposals and recirculating range hoods with “Stove Top Fire Stop” fire 
suppression  canisters  above  the  ranges;   replacing   all   of   the  appliances 
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throughout the apartments with new energy star appliances with the possibility 
of changing to electric ranges in lieu of gas; relocating the washing machine 
hook-up to a new laundry closet, and adding a dryer hook-up in the new closet. 

 
 
D. MECHANICAL, ELECTRICAL, AND PLUMBING SYSTEMS 

 
1. Building Mechanical 

 
Description: 
 
Apartments are heated and cooled with individual central gas and electric 
heating and air-conditioning equipment.  New furnaces/ heat pumps were 
installed in 20 apartments in 2011.  Gas furnaces and water heaters are located 
in the storage/ pantry/ utility room in all apartments and are exposed, except in 
the accessible apartments where they are enclosed behind panels and difficult 
to access for filter maintenance or repair/replacement.  Air conditioners are 
pad-mounted at building perimeters.  The condensate piping is strapped to the 
floor and is directed (through a wall in some cases) to an exposed floor drain in 
the utility room.  This poses a tripping hazard and is often broken.   
 
The apartments are not provided with exhaust fans in the bathrooms since the 
bathrooms have windows.  Evidence of moisture damage was observed in 
some bathrooms.   
 
Conditions / Comments:  
Many furnaces observed were of 1980’s vintage and have exceeded their 
useful life.  Many air conditioners appear to have exceeded (or be near the end 
of) their expected useful life.  We recommend that the Owner’s Proposed 
Scope of Work include redesign of apartment spaces to create mechanical 
closets, replacement of all furnaces (including relocation to the new mechanical 
closet) and condensers, and installation of bath fans that are hardwired to the 
light switch.  The condensate line would be relocated with the furnace.   
 

2. Building Plumbing 
 
Description: 
The existing 3” sanitary sewer system is cast iron with lead arms in the 
buildings and under the slabs and has clay laterals from the buildings to the city 
main.  The original water services remain, which serve several buildings and do 
not provide shutoffs for individual buildings or apartments.  Water service is not 
metered.  The property reported ongoing issues with these original systems.  
Copper domestic water lines are used within the buildings.  All apartments have 
washing machine hook-ups in the kitchen/utility room.  Piping that is accessible 
inside of the apartment appears to have been replaced as needed.   
 
The plumbing fixtures observed vary in age but generally are older and in fair 
condition.  The bathtubs are original and have marble/solid surface surrounds 
and balancing valves which were installed in 1992-1994.  All apartments 
received new 1-gal pressure assist toilets in 2011.  The 40 gallon gas water 
heaters have been replaced in 20% of the apartments in the past 5 years.     
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Conditions / Comments:   
We recommend that the Owner’s Proposed Scope of Work include replacing 
the sewer and water systems under the slabs of all buildings with new, 
including building and apartment shutoffs, replacing all plumbing fixtures with 
new low flow fixtures, replacing the water heaters with more energy efficient 
equipment, and additional plumbing for relocation of the washing machine and 
water heater with the new mechanical closet. 
 

3. Building Electrical 
 

Description: 
Electrical service is routed overhead to the property through pole mounted 
transformers where service is reduced and distributed overhead to the meter 
centers at the rear of each building.  Electric panels are in the utility rooms.  
Electric panels in the apartments are 100 amp services and do not appear 
adequate for the 2/ 3/ 4 bedroom apartments.  GFCI outlets are not used at the 
wet walls in most of the bathrooms and kitchens (only observed in an 
accessible unit).  There are no dryer hook-ups in the apartments because the 
50 amp panels cannot provide a circuit for a dryer.  Interior lighting consists of 
1980’s vintage incandescent fixtures.   
 
Conditions / Comments:  
We recommend that the Owner’s Proposed Scope of Work include going 
underground with the services, increasing the panel sizes, panel relocation and 
re-wiring the apartments as dwelling units are redesigned, installing a grounded 
system, GFI receptacles, and hard-wired smoke detectors in all hallways and 
bedrooms as required.   

 
 
E. FIRE PROTECTION/ LIFE SAFETY SYSTEMS 

 
Description: 
Bedroom, hall and living room smoke detectors are hardwired, and many are 
surface run out of a light fixture or receptacle.  Carbon monoxide (CO) 
detectors are not present in the apartments despite the presence of gas piping 
and gas equipment/ appliances.   
 
Conditions / Comments: 
We recommend that the Owner’s Scope of Work include installing hardwired 
smoke detectors in all bedrooms and hallways.  It is highly recommended that 
combination smoke/ CO detectors be utilized if any gas appliances/ equipment 
will remain. 

 
 

 
F. OTHER 

 
1. Compliance with Codes & Regulations 

The apartments and buildings do not meet current building codes.  Substantial 
rehabilitation will cause several items to be corrected, such as locations and 
sizes of electrical panels and locations of HVAC equipment, and will trigger 
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accessibility requirements.  The Owner’s Proposed Scope of Work will be 
developed in compliance with current local building codes and in accordance 
with MHDC accessibility guidelines. 
 

2. Accessibility Review 
 

Fair Housing Act (FHA):  The apartment complex was built and first occupied 
prior to March of 1991, and therefore was not designed in compliance with the 
Fair Housing Act Accessibility Guidelines (FHAAG).  Although substantial 
rehabilitation is planned, the use of the property will not change; therefore this 
Project will remain exempt from compliance with FHAAG.  Although exempt, 
many components proposed for redesign will be done per FHAAG. 
 
Americans with Disabilities Act (ADA):  The Americans with Disabilities Act, 
Public Law 101-336, was enacted to prohibit discrimination on the basis of 
disability by private entities in places of public accommodation.  This law, with 
an effective date of January 26, 1992, requires in all places of public 
accommodation that:  a.)  New  buildings  must be designed and constructed so 
as to be readily accessible to and usable by persons with disabilities;              
b.)  Alterations to existing buildings must be designed and constructed so 
as to be readily accessible to and usable by persons with disabilities; and 
c.)  In existing buildings, the removal of all ‘architectural barriers’ which are 
‘readily achievable’ must be affected by January 26, 1992 in order to 
accommodate individuals with disabilities.   
 
The MO 7-3 / Frank Coleman Development was constructed in 1965 which was 
before the passage of the ADA in 1992 and falls into category ‘b’.  As-is, the 
development is exempt from ADA compliance.  Substantial rehabilitation of this 
Development is planned.  Therefore, the Owner’s Proposed Scope of Work is 
required to be designed in compliance with current Americans with Disabilities 
Act Accessibility Guidelines (ADAAG).   
 
The ADA also requires the leasing office (if applicable) be accessible in 
compliance with ADAAG or that an alternative means of providing the services 
to tenants and potential tenants is provided.  The office building and site not 
included in this review. 
 
Section 504 of the Rehabilitation Act of 1973 / Architectural Barriers Act of 
1968 As Amended (ABA):  Section 504 requires programs receiving federal 
funds or assistance and the ABA as amended requires facilities leased or 
financed by, or on behalf of, the federal government to comply with the Uniform 
Federal Accessibility Standards (UFAS) or other comparable accessibility 
standards.  These standards require a minimum 5% of the dwelling units and all 
facilities in common use by the residents made as accessible as possible 
without requiring structural modifications to the buildings.  The project currently 
offers five accessible apartments which exceeds 5% (1996 standards)  
Substantial rehabilitation may prompt compliance with Section 504 and UFAS.  
The Owner’s Proposed Scope of Work and redesign of dwelling units will be 
performed in accordance with MHDC accessibility requirements current local 
building codes.  
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3. Environmental Concerns 
 
Asbestos (ACM):  The Frank Coleman complex was constructed in 1965, 
before the US Environmental Protection Agency ban of the use of asbestos 
containing materials (ACM) in construction in 1989.  Therefore, materials such 
as textured ceilings, window caulk, floor tiles and possibly drywall compound 
are suspect of ACM’s.  A Phase 1 Environmental Assessment was not provided 
for review.  This report (or a Limited Asbestos Survey) should be requested and 
reviewed to rule out potential ACM in the property. 
 
Lead Based Paint (LBP):  The Frank Coleman complex was constructed in 
1965, before the US Environmental Protection Agency ban of the use lead 
based paint (LBP) in 1978.  Therefore, any painted surface could be suspect of 
LBP.  A Phase 1 Environmental Assessment was not provided for review.  This 
report (or a Lead Paint Study) should be requested and reviewed to rule out 
potential LBP in the property. 
 
Radon:  No Radon testing records were made available for review.   
 
Natural Disaster:  We consider the property’s potential damage due to 
catastrophic elements (i.e., tornado) to be typical to other developments within 
the area. 
 
Termites / Pests:  Termite infestation was not noted to exist at the property, 
however previous termite activity was observed at the wood framed walls (no 
current activity noted by Capital Consultants, Inc.).   
 
Seismic Risk:  The Project is located within Seismic Zone 1, an area of low 
seismic risk. 

 
 

IV. SUMMARY OF RECOMMENDED SCOPE OF WORK 
 
 
Sitework:  Replacement of all sanitary and water laterals/ services from the city mains 
to each building including water service shutoffs at each building/ apartment.  Removal 
of all site sidewalks and stoops and installation of new sidewalks and stoops.  Also 
included is final grading and landscaping work after all underground utility work and 
concrete work is complete.  See Exhibit D for existing and proposed site plans. 
 
Exteriors:  Roofs will be removed in their entirety.  New plywood sheathing, new felt 
and new asphalt shingle roofing, including soffits, attic venting, flashings and all new 
gutters and downspouts.  Masonry will be tuckpointed at all locations.  Framing for new 
window locations and sizes.  Cementitious siding will be installed and the exterior walls 
will be insulated.  All new windows and apartment entry doors including lever hardware 
will be installed.  See Exhibit D for existing and proposed building elevations and 
exterior finishes. 
 
Foundations and Floor Slabs:  All first floor interior partitions, finishes and systems 
will be demolished.  Demolition and removal of all existing ground floor slabs, re-
compacting subgrade, replacement of all underslab plumbing and sewer piping, 
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installing dowels 24” O.C. into the existing foundations/footings and pouring new floor 
slabs, and providing underpinning as needed.  See Exhibit D for existing and proposed 
foundation plans. 
 
Interiors:   
Re-design of all dwelling units to eliminate functionally obsolete spaces and 
systems:  The re-design will provide mechanical closets and washer/dryer closets in 
all apartments and more functionally usable space.  See Exhibit D for existing and 
proposed floor plans. 
 
All interior partitions will be demolished.  Installation of all new stud framing and drywall 
partitions in the new dwelling unit configurations.  All new vinyl flooring will be installed 
in all apartments.  All new pre-hung doors and closet doors will be installed in all 
apartments.  All new kitchen cabinets, tops, sinks, garbage disposals, ranges, range 
hoods and refrigerators will be installed in all apartments.  
 
All plumbing, mechanical and electrical systems will be demolished.  All new plumbing 
systems will be installed from the city mains to the fixtures, including replacement of all 
underslab plumbing and sewer piping and installation of all new bathtubs and sinks and 
low-flow plumbing fixtures.  All new mechanical systems will be installed.  All new 
electrical systems will be installed with relocated and increased capacity load centers, 
all new wiring which will be grounded, and all new devices and switches including 
GFCI outlets at all wet wall locations.  All new hard-wired smoke detectors (or 
combination smoke/ CO detectors) will be installed at all bedrooms and hallways.   

 
Exclusive of any/ all sitework costs, utility costs, permits, bond, insurance, Contractor’s 
general conditions, overhead and profit, we recommend an estimated budget between 
$61,000 - $62,000 per dwelling unit for exterior, foundation, floor slab and interior 
rehabilitation. 

 
 
V. REPORT QUALIFICATIONS 
 

 
Pursuant to your request, Capital Consultants, Inc. conducted an onsite property 
condition site observation of the MO 7-3 / Frank Coleman Development during March 
of 2012.  We understand that the primary interest of Columbia Housing Authority is to 
evaluate the condition, quality, adequacy, deficiencies and needs for repairs or 
maintenance per MHDC Guidelines.  The site observation was performed and a 
Project Capital Needs Assessment report was prepared in accordance with industry 
standards. 
 
No material testing, either destructive or nondestructive, was performed and no 
calculations were performed to determine the adequacy of the facility’s original design.  
It is not the intent of this analysis to perform an exhaustive study in order to locate 
every existing defect.  “Walk-Though” observations were made by trained 
professionals, but there may be defects at the development which were not readily 
accessible, visible, or which were inadvertently overlooked.  Other problems may 
develop over time which were not evident at the time of the study.  It is also expected 
that maintenance repairs will continue to be capitalized as an operating cost.  
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This Physical Needs Assessment report is for the exclusive use of Columbia Housing 
Authority and no other party shall have any right to rely on a service provided by 
Capital Consultants, Inc. without prior written consent.  
 
The recommendations stated in this report should not be construed in any way to 
constitute a warranty or guarantee regarding the current or future performance of any 
system observed.  Values indicated on the Capital Reserve Analysis chart are based 
on cost estimated and do not constitute a bid to perform the work.   

 
 
VI. CONSULTANT’S CERTIFICATION 

 
 
On behalf of the Consultant, the undersigned hereby states that: 
 
1. Capital Consultants, Inc. (CCI) certifies that the data presented in this report is 

representative of the site conditions observed during our inspections during March 
of 2012 at the MO 7-3 / Frank Coleman Development site.  All information is true 
and correct, to the best of the undersigned’s knowledge, and reflects the 
consultant’s best professional opinion and judgment.  This investigation and report 
have been prepared in accordance with industry standards. 

2. CCI understands that this architectural cost review report will be used by Columbia 
Housing Authority (CHA) to prepare a significant scope of work for substantial 
rehabilitation of this property.  CCI certifies that the review was in accordance with 
the requirements applicable on the date of the Review and that CCI has no 
financial interest or family relationship with the officers, directors, stockholders or 
partners of the Borrower, the general contractor, any subcontractors, the buyer or 
seller of the proposed property or engage in any business that might present a 
conflict of interest 

3. CCI is employed by CHA or under contract for this specific architectural cost 
assignment and CCI has no other side deals, agreements, or financial 
considerations with CHA or others in connection with this transaction. 

 
 

Consulting Firm Name:                           Capital Consultants, Inc. 

 

 Date: March 7, 2013 
Signature of authorized representative   

Sean King, A.I.A. Title: President 
Name (printed) 
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Warning:  Title 18 U.S.C. 1001, provides in part that whoever knowingly and willfully 
makes or uses a document containing any false, fictitious, or fraudulent statement or entry, 
in any manner in the jurisdiction of any department of agency of the United States, shall be 
fined not more than $10,000 or imprisoned for not more than five years or both. 
 
 
VII. EXHIBITS 
 
 

A. Immediate Needs Expenses Analysis / Proposed Scope of Work (to be developed 
and included at a later date) 

B. Recurring Probable Expenses Analysis / Reserve for Replacement  

C. Existing Conditions Photographs 

D. Existing Site Plan, Existing Building/ Unit Floor Plans 
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RECURRING PROBABLE 

EXPENSES 
AND RESERVE FOR  

REPLACEMENT 
 
 

 
 
       
 



Page 1 of 1

1965

14

37,680

44

AVG EFF Unit Unit Cycle Replacement
EUL AGE RUL of Cost Replacement Quantity Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
(Yr) (Yr) (Yr) Measure ($) Cost Per Year 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037

SITE rehab work estimated in 2018

1 25 1 24 2,000 s/y 13.00 26,000 -               

2 5 1 4 2,000 s/y 2 4,000 4,000         4,000         4,000         4,000         16,000         

3 30 1 29 2,500 s/f 0 -               

4 20 1 19 1 a 2,500 2,500 2,500         2,500           

Subtotal -            -            -            4,000        -            -            -            -            4,000        -            -            -            -            4,000        -            -            -            -            6,500        -            18,500         

5 25 1 24 14 buildings 2,500 35,000 -               

6 20 1 19 14 buildings 20,000 280,000 280,000     280,000       

7 10 1 9 14 buildings 1,000 14,000 14,000       14,000       28,000         

8 10 1 9 14 buildings 5,000 70,000 70,000       70,000       140,000       

9 30 1 29 44 each 250 11,000 -               

10 30 1 29 14 buildings 15,000 210,000 -               

-               

Subtotal -            -            -            -            -            -            -            -            84,000      -            -            -            -            -            -            -            -            -            364,000    -            448,000       

11 7 1 6 20 per unit 1,200 24,000 3/ year 3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         3,600         68,400         

12 Carpet - Garden Units 7 1 6 24 per unit 900 21,600 3/ year 2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         2,700         51,300         

13 15 1 14 20 per unit 300 6,000 1/ year 300            300            300            300            300            300            300            300            300            300            300            300            300            300            300            300            300            300            300            5,700           

14 15 1 14 24 per unit 250 6,000 1/ year 250            250            250            250            250            250            250            250            250            250            250            250            250            250            250            250            250            250            250            4,750           

15 8 1 7 44 per unit -             -                   -               

16 30 1 29 44 per unit 1,000 44,000 -               

17 20 1 19 44 per unit 1,100 48,400 48,400       48,400         

18 20 1 19 44 per unit 250 11,000 11,000       11,000         

19 25 1 24 44 each 450 19,800 -               

20 20 1 19 44 each 750 33,000 33,000       33,000         

21 Tub - Resurface 20 1 19 44 each 200 8,800 8,800         8,800           

22 Toilets 20 1 19 44 each 200 8,800 8,800         8,800           

23 15 1 14 44 per unit 435 19,140 1-3/ year 435            435            435            435            435            435            435            435            435            1,305         1,305         1,305         1,305         1,305         1,305         1,305         1,305         1,305         1,305         16,965         

24 15 1 14 44 per unit 75 3,300 1-3/ year 75              75              75              75              75              75              75              75              75              225            225            225            225            225            225            225            225            225            225            2,925           

25 20 1 19 44 per unit 350 15,400 1-2/ year 350            350            350            350            350            350            350            350            350            700            700            700            700            700            700            700            700            700            700            10,150         

26 Dishwasher 15 1 14 44 each 250 11,000 1-3/ year 250            250            250            250            250            250            250            250            250            750            750            750            750            750            750            750            750            750            750            9,750           

27 15 1 14 44 each 300 13,200 1-3/ year 300            300            300            300            300            300            300            300            300            900            900            900            900            900            900            900            900            900            900            11,700         

28 20 1 19 44 per unit 800 35,200 1-2/ year 800            800            800            800            800            800            800            800            800            1,600         1,600         1,600         1,600         1,600         1,600         1,600         1,600         1,600         1,600         23,200         

29 Air Conditioner 20 1 19 44 per unit 400 17,600 1-2/ year 400            400            400            400            400            400            400            400            400            800            800            800            800            800            800            800            800            800            800            11,600         

30 25 1 24 44 per unit -             -                   -               

Subtotal 0 9,460 9,460 9,460 9,460 9,460 9,460 9,460 9,460 9,460 13,130 13,130 13,130 13,130 13,130 13,130 13,130 13,130 123,130 13,130 326,440

0 9,460 9,460 13,460 9,460 9,460 9,460 9,460 97,460 9,460 13,130 13,130 13,130 17,130 13,130 13,130 13,130 13,130 493,630 13,130 792,940

2.0% 1.00 1.02 1.04 1.06 1.08 1.10 1.12 1.14 1.16 1.18 1.20 1.22 1.24 1.26 1.28 1.30 1.32 1.34 1.36 1.38

0 9,649 9,838 14,268 10,217 10,406 10,595 10,784 113,054 11,163 15,756 16,019 16,281 21,584 16,806 17,069 17,332 17,594 671,337 18,119 1,027,871

$1,168

$97

$75,000

$350

0.0% Total

90,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 15,400 383,000

0 9,649 9,838 14,268 10,217 10,406 10,595 10,784 113,054 11,163 15,756 16,019 16,281 21,584 16,806 17,069 17,332 17,594 671,337 18,119 1,027,871

1.0% 90,400 97,055 103,587 105,755 111,996 118,110 124,096 129,952 33,598 38,171 38,197 37,961 37,459 31,650 30,560 29,196 27,557 25,638 -630,042 -639,062

MO 7-3 / Frank Colemsn Development

Painting (in operating expenses)

BUILDING INTERIOR
Carpet - Townhouse Units

Refrigerators

Trinity/ Allen/ LaSalle & Pendleton Streets

EXHIBIT B

RECURRING PROBABLE EXPENSES
MO 7-3 / Frank Colemsn Development

TOTALS
Years
1-20

AVERAGE ANNUAL EXPENSES PER UNIT/ MONTH

Year of Construction

No. of Units

Driveway and Parking-Re-Stripe

Driveway and Parking-Concrete-Repair

March 7, 2013

Project Signage

No. of Buildings

NRSF Units only

Sidewalks and Curbs & Steps- Repair

Columbia, Missouri  65203

Estimated Replacement Date & Expenditures ($)

AVERAGE ANNUAL EXPENSES PER UNIT

BUILDING EXTERIOR

Tuckpointing (6 older bldgs mainly)

Qty.COMPONENT OR SYSTEM

Shingle Roofing 

Unit Entry Doors (front and rear)

Inflation Factor

Reserve including Inflation

Lighting replacement (in oper exp)

Unit Kitchen Cabinets, Kit sink/disp 

Water Heaters - within each unit.

Annual R&R Contributions

Ranges - electric 

Annual Reserve Requirements

Unit Countertops 

Capital Contribution

Yearly Unit Contribution

Annual % Increase Contribution

Windows - vinyl

Cumulative With Interest / DU

RESERVE ANALYSIS

Probable Annual Expenses

Tub/ Shower- Replace Surround/ Valves

Electric Furnace

Bathroom Vanity, Sinks/faucets 

Interior Doors 

Range Hood 

March 7, 2013

Gutters, downspouts

Paint Cement Board Siding

VCT Flooring - Townhouse Units

VCT Flooring - Garden Units
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Four-bedroom townhouse 

 

Four-bedroom townhouse building front 
entries.  Upper level windows on this phase 
do not appear to pose the egress issue as 
the smaller windows in the earlier phases. 

Four-bedroom townhouse building rear 
entries 



 
 

 
 

 

MO 7-3 / Frank Coleman Development  2  
March 7, 2013 

Three-bedroom townhouse building. 

Utilities at a three-bedroom townhouse 
building. 

Accessible parking at parking lot, three-
bedroom townhouse building (rear)  
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One-bedroom garden buildings, accessible 
units 

One-bedroom garden buildings, accessible 
units 

One-bedroom garden buildings, accessible 
units 
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One-bedroom garden buildings, typical air  
conditioner locations 

One-bedroom garden buildings, accessible 
units 

One-bedroom garden buildings 
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Four-bedroom townhouse first floor half-bath 

 

Four-bedroom townhouse first floor half-bath 
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Four-bedroom townhouse living room.  

Four-bedroom townhouse dining room and 
rear entry. 

Four-bedroom townhouse upstairs hallway 
lighting and smoke detector. 
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Four-bedroom townhouse top of stairs 

 

Four-bedroom townhouse 
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Four-bedroom townhouse bathroom, only full 
bath is upstairs. 

 

Four-bedroom townhouse bathroom, only full 
bath is upstairs.  Typical shower valves and 
surround. 
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Upper level windows on this phase do not appear 
to pose the egress issue as the smaller windows 
in the earlier phases. 

Four-bedroom townhouse kitchen (cabinets 
are not original but are quite aged. 
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Three-bedroom townhouse kitchen 
cabinets. 

Accessible kitchen in one-bedroom 
accessible garden apartment  

Accessible bathroom in one-bedroom 
accessible garden apartment  
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GFI’s not used at many sink areas 

Hard-wired smoke detector that does not 
appear to be run from a light or outlet.  

Some smoke detectors are hard wired off 
an outlet or light fixture.  
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