
Serving Central Florida Since 1991

Reliable Building Inspections
Confidential - Property Inspection Report - Confidential

Cover Page

9106 Phillips Grove Terrace, Orlando, FL 32836
Inspection prepared for: Mr. John Q. Public
Real Estate Agent: We Sell - XYZ Realty

 Date of Inspection: 7/29/2015
 Age of Home: 2000

Inspector: Steve Rohal
License #6219 FABI Master Professional Inspector #0401 Certified Residential Thermographer

Associate Certified Entomologist
PO Box 450206, Kissimmee, FL 34745

Phone: 407-460-4450
Email: Steve@ReliableBuildingInspection.com

www.ReliableBuildingInspections.biz



  Reliable Building Inspections 9106 Phillips Grove Terrace, Orlando, FL

Page 1 of 30

 
Inspection and Site Details 

 
Exterior 

1. Inspection Time
Start: 3:00 PM
End : 6:00 PM

2. Attending Inspection
Buyer Agent present
Selling Agent present

3. Residence Type/Style
Single Family Home

4. Garage
Attached 2-Car Garage

5. Age of Home or Year Built
Built in:
2000

6. Direction Of Front Entrance
For the purpose of this report the building is considered to be facing, East

7. Bedroom # Designation - Location  --  for the purposes of this report
#1 South side - Master Bedroom
#2 South/East front corner
#3- East
#4 - rear

8. Bathroom # Designation - Location - Type  --  for the purposes of this report
#1 Master Bath - Main level
#3  Full
#2  Bath

9. Occupancy
Vacant

10. Weather Conditions
Partly cloudy
90 degrees

1. Driveway
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Materials: Brick pavers
Observations:
• Sunken areas of pavers -have this assessed further.
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Sunken areas of pavers -have this assessed further.

2. Walkways
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials: Brick/Pavers
Observations:
• Appeared functional and satisfactory, at time of inspection.

3. Porch, Patio, Flatwork
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description:
• Enclosed, screened-in patio.
• Rear patio:
• Concrete
Observations:
• General overall condition appears satisfactory at time of inspection.
• Screens are damaged or missing and the screen door needs repair. Repair or replace.

4. Exterior Doors
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Metal/Glass • Aluminum screen door/s at rear • Sliding
aluminium/vinyl door at rear.
Observations:
• Appeared in  functional and in satisfactory condition at time of inspection, unless otherwise noted.
• Front entry doors and side garage door exterior door jambs are rotting -repair.
• Weatherstrip on front door needs repair
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Front entry doors and side garage door exterior
door jambs are rotting -repair.

Pool door panel needs repair

Side garage door
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5. Exterior Cladding
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description:
• Stucco -- Portland cement exterior
Observations:
• The house stucco cladding appeared in serviceable condition, at time of inspection, unless otherwise
noted. Minor and typical cracks were noted and you may wish to have these sealed.
• No deficiencies noted other than common small cracks.

The house stucco cladding appeared in
serviceable condition, at time of inspection, unless

otherwise noted. Minor and typical cracks were
noted and you may wish to have these sealed.

6. Eaves, Soffits, Fascia and Trim
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Wood cladded with metal
Observations:
• Appeared to be in serviceable condition, at time of inspection unless otherwise noted. All areas
impossible to inspect due to metal installed over wood, potentially hiding defects.

7. Window/Door Frames and Trim
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: "Fypon" brand foam trim product
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Slightly damaged styrofoam column at front -seal
& paint

Rusting corner bead -repair & paint

8. Exterior Caulking
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Comments:
• The purpose of exterior caulking is to minimize air flow and moisture through
cracks, seams, and utility penetrations/openings.  Controlling air infiltration is one
of the most cost effective energy-efficient measures in modern construction
practices. A home that is not sealed will be uncomfortable due to drafts and will
use about 30% more energy than a relatively air-tight home. In addition, good
caulking and sealing will reduce dust and dirt in the home and is one of the
simplest energy efficient measures to install.
Observations:
• Caulking is recommended around windows/doors/masonry ledges/corners/utility penetrations.

9. Grading and Surface Drainage
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description:
• Ground generally graded away from house
Observations:
• Lot grading and drainage have a significant impact on the building, simply because of the direct and
indirect damage that moisture can have on the foundation.  It is very important, therefore, that surface
runoff water be  adequately diverted away from the home. Lot grading should slope away and fall a
minimum of one (1) inch every foot for a distance of six (6) feet around the perimeter of the building.
• The exterior drainage is generally away from foundation.

10. Vegetation Affecting Structure
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Trees are Planted too Close to Structure • Trees are in Contact with
the House
Observations:
• MONITOR:  There are trees in close proximity to the home.
Trees can potentially damage the home, clog drainage pipes and block gutters.  Large trees should be
reviewed annually for pruning, de-limbing, and/or removal.
• Overgrown vegetation in contact with structure. Trim/prune/remove as needed.
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Overgrown vegetation in contact with structure.
Trim/prune/remove as needed.

11. Limitations of Exterior Inspection
• Exterior below-ground swimming pools are limited to visual only scope of a
home inspection.
• A home inspection does not include an assessment of geological, geotechnical,
or hydrological conditions -- or environmental hazards.
• A representative sample of exterior components were inspected rather than
every occurrence of components.
• Cracks in hard surfaces can imply the presence of expansive soils that can
result in continuous movement.  This can only be confirmed by a geological
evaluation of the soil. This also may be due to tree root growth, and you may wish
to consult with an arborist.

12. Pool
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials:
• In ground pool
• Gunite, Pebble-Tec  or Marcite
• Pool deck
• Pumping Equipment
• Motor
• Pool Light
• Screen Frame/Doors
• Electrical
Observations:
• Some normal wear including staining, pitting, discoloration, small cracks inside the pool.
• The pool light was functional but not tested for GFCI protection
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Roofing 

Pool equipment Some normal wear including staining, pitting,
discoloration, small cracks inside the pool.

13. Garage Floor
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials:
• Concrete
Observations:
• Typical cracks were observed. You may wish to seal these.

1. Roof Style and Pitch
Front Gabled

2. Method of Roof Inspection
Due to the type of the roof (tile which are easily broken if walked on), only a
limited inspection could be made. Viewed from ladder at eaves, in the attic, and
with binoculars.

3. Roof Covering
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Tile
Age: Appears to be original roof covering - 15-16 years old • Average life expectancy of spanish tile/tile
roof  is up to 25-35 years.
Observations:
• There are a few damaged roofing tile (2-3). Water can penetrate into the interior surfaces. Recommend
replacing/repairing the damaged tile.



  Reliable Building Inspections 9106 Phillips Grove Terrace, Orlando, FL

Page 8 of 30

There are a few damaged roofing tile (2-3). Water
can penetrate into the interior surfaces.

Recommend replacing/repairing the damaged tile.
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4. Flashings
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials: Metal
Observations:
• Visible areas appeared functional, at time of inspection
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5. Roof Penetrations
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: PVC Piping for plumbing vent stack(s) • Vents for dryers and
bathrooms
Observations:
• Appeared functional, at time of inspection

6. Chimney(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Framed
Observations:
• Appeared functional with no deficiencies noted, at time of inspection based on the inspection from a
ladder and with binoculars.

7. Roof Drainage System
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Galvanized/Aluminum
Observations:
• The home has a partial guttering system -you may consider adding gutters.
• You should consider adding downspout extensions or splash blocks to divert water from the foundation

You should consider adding downspout extensions or splash blocks to divert water from the
foundation
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Structure 

8. Limitations of Roofing Inspection
• Roofs may leak at any time. Leaks often appear at roof penetrations, flashings,
changes in direction or changes in material. A roof leak should be addressed
promptly to avoid damage to the structure, interior finishes and furnishings. A roof
leak does not necessarily mean the roof has to be replaced. We recommend an
annual inspection and tune-up to minimize the risk of leakage and to maximize
roof life.
• Impossible to inspect the total underside surface of the roof sheathing for
evidence of leaks. Evidence of prior leaks may be disguised by interior finishes.
Leakage can develop at any time and may depend on rain intensity, wind
direction, ice buildup, and other factors.
• Estimates of remaining roof life are approximations only and do not preclude the
possibility of leakage.
• It is advised to inquire and obtain roof documentation & history of permits from
the previous owner. Ask the seller about the age & history of the roof.

1. Foundation Type
Slab on Grade

2. Foundation Walls
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Masonry Block and wood framing.
Observations:
• No deficiencies were observed at the visible portions of the structural components of the home. Typical
and minor cracking was noted
• No leaks were observed at the time of the inspection.

3. Foundation Floor
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Concrete slab
Observations:
• All concrete floor slabs experience some degree of cracking due to shrinkage in the drying process.  In
most instances floor coverings prevent recognition of cracks or settlement in all but the most severe cases.
Where carpeting and other floor coverings are installed, the materials and condition of the flooring
underneath cannot be determined.
• Common cracks noted.  Recommend consultation with qualified contractor should condition worsen or
water intrusion occur.

4. Ceiling and Roof Structure
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Roof framing system: • Engineered wood roof truss framing
Observations:
• Limited review due to finished ceilings.
• Limited view of ceiling framing due to insulation.
• Visible areas appear satisfactory, at time of inspection.
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Attic and Insulation 

Visible areas appear satisfactory, at time of inspection.

5. Limitations of Structure Inspection
• Full inspection of all structural components (posts/girders, foundation walls, sub
flooring, and/or framing) is not possible in areas/rooms where there are finished
walls, ceilings and floors.
• A representative sample of the visible structural components was inspected.
• No representation can be made to future leaking of foundation walls.
• Engineering or architectural services such as calculation of structural capacities,
adequacy, or integrity are not part of a home inspection.
• The inspection does NOT include the testing or notification of problem, or
'chinese', drywall. This is outside the scope of this inspection.

1. Attic Access
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Pull Down Ladder located in: • Garage

2. Method of Attic Inspection
Viewed and walked in the Attic

3. Insulation in Unfinished Spaces
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Fiberglass, batts • Fiberglass, loose fill • Blowing' Wool'
Depth/R-Value: 9-12 inches • This is approximately R-30
Observations:
• Insulation appears adequate.
• Insulation that is settled does not perform to the R-Value that it once did.
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Insulation appears adequate.

4. Attic Ventilation
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Under eave soffit inlet vents  • Fixed, roof-field exhaust vent
Observations:
• No deficiencies noted.

5. Vent Piping Through Attic
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials: PVC plumbing vents • Bathroom exhaust vent piping
Observations:
• No deficiencies visible, unless otherwise noted.

6. Garage/Carport Attic
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• No insulation over garage/carport.
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Interior 

7. Limitations of Attic and Insulation Inspection
• Insulation/ventilation type and levels in concealed areas, like exterior walls, are
not inspected.
• Insulation and vapor barriers are not disturbed and no destructive tests (such as
cutting openings in walls to look for insulation) are performed.
• Potentially hazardous materials such as Asbestos and Urea Formaldehyde
Foam Insulation (UFFI) cannot be positively identified without a detailed
inspection and laboratory analysis. This is beyond the scope of the inspection.
• An analysis of indoor air quality is not part of this inspection unless explicitly
contracted-for separately.
• Any estimates of insulation R values or depths are rough average values.

1. Door Bell
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Operated normally when tested.

2. Walls and Ceilings
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials: Drywall
Observations:
• General condition of walls and ceilings appeared satisfactory.
• Some cosmetic, common small cracks and typical flaws in drywall finish noted.

3. Floor Surfaces
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials: Ceramic tile  • Carpet
Observations:
• No deficiencies noted - with normal wear and age.
• Tile is hollow sounding when tapped near the fireplace - this may be due to an insufficient mortar bed at
installation, or other reasons. No cracking is noted today but you may wish to have a contractor assess
further.

4. Windows
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description:  Original windows • Aluminum
Observations:
• In accordance with ASHI Standards, we do not test every window in the house, and particularly if it is
furnished. We do test every unobstructed window in every bedroom to ensure that at least one provides
an emergency exit.
• Highly recommend operating all windows during final walk through inspection.
• Operated windows appeared functional, at time of inspection

5. Interior Doors
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Raised panel - colonial • Hollow core wood doors
Observations:
• Appeared functional at time of inspection, unless otherwise noted.

6. Closets
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Observations:
• Doors at bedroom closet need adjustment -repair
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Doors at bedroom closet need adjustment -repair

7. Ceiling Fans
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Operated normally when tested, at time of inspection unless otherwise noted.

8. Cabinets and Vanities
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials: Solid Wood • Vinyl laminate
Observations:
• No deficiencies observed -normal wear.

9. Countertops
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials: Granite or similar
Observations:
• Normal wear
• Recommend caulking at the sink area to avoid water intrusion.

10. Garage Door(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Metal
Observations:
• No deficiencies observed.

11. Garage Door Opener(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Appeared  functional using normal controls, at time of inspection.

12. Garage Door Safety Features
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Safety Reverse: Present
Safety Sensor: Present
Observations:
• Safety sensors operated normally, reversing the door when tested..
• Safety features of automatic garage door openers should be tested periodically to ensure proper and
safe operation.
• The safety sensors are installed too low, at floor level. They need to be relocated to approx. 6 inches
from the floor. Repair as needed.
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Heating and Air Conditioning 

13. Garage Firedoor
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Material: Present
Observations:
• There is no self-closing device on the door from the house leading to the garage. It is strongly
recommended that one be installed in order to protect the residence against garage originated fires.
• Appeared satisfactory and functional, at time of inspection.

14. Garage Firewall and Ceiling
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Appeared satisfactory, at time of inspection.

15. Limitations of Interiors Inspection
• Recommend thorough review of interior areas during final walk-through
inspection prior to closing.
• Determining the heat resistance of firewalls is beyond the scope of this
inspection.
• This inspection does not provide proof of the existence or absence thereof,
problem or 'chinese' drywall and is only a visual inspection for corrosion or
obvious stamping of the drywall. Additional laboratory testing would be needed to
confirm the presence of problem drywall.

1. Thermostat(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Digital
Observations:
• No deficiencies noted.
• Thermostats are not checked for calibration or timed functions.

2. Heating System
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Electric Heat Pump  - Air handler in the garage. • Manufacturer: •
Carrier
Age and Capacity: Air Handler/Condenser: • 5 • Average life of an air handler is 15-20 years
Observations:
• Heat Pump not operated in the Heat Mode due to >65  degree F  outside air temperature. See
Limitations.
• IMPROVE:  There are no records of prior service. Recommend an HVAC contractor perform a system
Clean-and-Check. HVAC systems require yearly maintenance.
• Annual/seasonal HVAC service contract highly recommended.
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Annual/seasonal HVAC service contract highly
recommended.

Mfd 2010

3. Energy Source
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
For Heating: Electric
For Cooling: Electric - 220 volt
Observations:
• No deficiencies noted.

4. Cooling System
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Compressor/Condensing unit/s: • Carrier brand
Age and Capacity: Approximately: • 5 years • Average life of an outside A/C compressor/Heat Pump
is approx. 12-15 years. This may be shortened due to salt air exposure.
Observations:
• Annual/Seasonal professional HVAC inspection and cleaning service contract is recommended.
• The HVAC system was recently replaced. You may wish to ask for the permitting and documentation for
this, which should include any statement of warranty.

Annual/Seasonal professional HVAC inspection
and cleaning service contract is recommended.

Mfd 2011
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5. Condensate Drain
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• No deficiencies noted in the condensate collection and removal system.
• MAINTENANCE: During the cooling season--it is important to monitor condensate trap to insure it is clear
of debris for proper draining to occur. Recommend keeping a bottle brush handy for this purpose. Also,
pouring a small amount of bleach in the trap will keep it clear of bacteria.
• The system did include a condensate shut off valves which is an important device to avoid leakage.

6. Heating & Cooling Distribution
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Ducting in attic - ceiling registers
Observations:
• Cold supply air temp: 58 degrees  -  Ambient return air temp: 74 degrees.  16 degrees difference. An
acceptable temperature split is 15-20 degrees or more.

7. Filter(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Fiberglass disposable filter(s)
Observations:
•  The filter is located at the air handler
• MAINTENANCE: The air filter(s) should be inspected at least monthly and cleaned or replaced as
required. There are two types of filters commonly used:  (1) Washable filters, (constructed of aluminum
mesh, foam, or reinforced fibers) these may be cleaned by soaking in mild detergent and rising with water.
Or  (2) Fiberglass disposable filters that must be REPLACED before they become clogged. Remember that
dirty filters are the most common cause of inadequate heating or cooling performance.

 The filter is located at the air handler

8. Solid Fuel Heating
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Pre-fab wood burning fireplace - with B-vent metal chimney flue
Observations:
• Level II chimney inspection advised before using. See Limitations section
• The NFPA (National Fire Protection Association) highly recommends an annual inspection of all
chimneys, fireplaces, solid fuel-burning appliances, and vents.  They also recommend an NFPA 211
Standard, Level II inspection upon sale or transfer of the property. A Level II inspection includes, not only
cleaning the interior of the chimney pipe, but also the use of specialized tools and testing procedures such
as video cameras, etc. to thoroughly evaluate the serviceability of the entire flue lining and
fireplace/chimney system. If one has not been performed over the past 12 months, such an inspection is
recommended before home changes ownership---for fire safety reasons.
• The damper functioned as designed.
• The glass doors need repair or adjustment to stay closed.
• There appears to be paint visible on the fire board (interior) inside fireplace. This may not be fire
resistant paint and may cause odors or hazardous conditions if ignited. Have a fireplace contractor assess
this further before use.
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The glass doors need repair or adjustment to stay
closed.

Level II chimney inspection advised before using.
See Limitations section

The damper functioned as designed. There appears to be paint visible on the fire board
(interior) inside fireplace. This may not be fire

resistant paint and may cause odors or hazardous
conditions if ignited. Have a fireplace contractor

assess this further before use.

9. Limitations of Heating and Air Conditioning Inspection
• Heat gain calculations, adequacy, efficiency, or the balanced distribution of air
throughout the home are not performed as part of a home inspection.  These
calculations are typically performed by designers to determine the required size
of HVAC systems. As a very rough rule of thumb -- Air conditioning adequacy is
600-800 sq. feet of living area per ton (12,000 BTU) of A/C cooling capacity.
• The heat pump was not operated in the heating mode. To test in the Heat Mode,
the outside air temperature must be below <65 degrees Fahrenheit. Turning on a
heat pump to the heating mode at an outside temperature higher than 65 degrees
may result in excessive refrigerant pressure and can damage heat pump
components which are not designed or intended to be subjected to this pressure.
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Electrical 

10. Return Air Compartment
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Materials:
• Located in hallway
Observations:
• Appeared functional

1. Service Drop
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Underground service lateral
Observations:
• No deficiencies noted.

2. Service Entrance Wires
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description:  Aluminum
Observations:
• No deficiencies noted.

3. Electrical Service Rating
Amperage Rating: • 200 amps

4. Main Service Panel(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Manufacturer: • Seimens • Location: • On side of home
Observations:
• The wiring within the panel appeared satisfactory and functional.

5. Main Disconnect
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Location: On Main Panel (See Photo)
Observations:
• On side of home.

On side of home.

6. Service Grounding
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Ground Connection Not Visible
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7. Overcurrent Protection
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Type: Breakers

8. Sub  Panel(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Located in the Garage
Observations:
• The auxiliary panel ground & neutral wires are properly un-bonded.
• The panel box appeared to be in satisfactory condition.

The panel box appeared to be in satisfactory condition.

9. Distribution Wiring
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Wiring conductors: Copper and multi strand Aluminum (OK on 220
volt circuits)
Observations:
• Visible wiring appeared functional, at time of inspection.

Visible wiring appeared functional, at time of inspection.
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10. Lighting, Fixtures, Switches, Outlets
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Grounded
Observations:
• A representative number of receptacles,switches and lights were tested and are generally serviceable,
unless otherwise noted.
• One exterior receptacle at the right rear side of home needs service to remove wiring spliced to the
outlet and buried in the ground. Have an electrician assess further.

One exterior receptacle at the right rear side of home needs service to remove wiring spliced to the
outlet and buried in the ground. Have an electrician assess further.

11. GFCI  -  Ground Fault Circuit Interrupter
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description:
• GFCI is an electrical safety device that cuts power to the individual outlet and/or
entire circuit when as little as .005 amps is detected leaking--this is faster than a
person's nervous system can react! Kitchens, bathrooms. whirlpools/hot-tubs,
unfinished basements, garages, and exterior circuits are normally GFCI
protected. This protection is from electrical shock.
Locations & Resets:
• Present at:
• Bathroom
• Kitchen
• Exterior
• Garage
Observations:
• Test GFCIs monthly to ensure proper operation.
• The GFCI outlets at all of the bathrooms did not trip properly. Have an electrician assess and repair.

12. AFCI -  Arc Fault Circuit Interrupter
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description:
• AFCI is an electrical safety device that helps protect against fires by detecting
arc faults. An arc (or sparking) fault is an electrical problem that occurs when
electricity moves from one one conductor across an insulator to another
conductor. This generates heat that can ignite nearby combustible material,
starting a fire. At a minimum, all bedroom circuits are normally AFCI protected.
Soon ALL electrical circuits in new homes will require AFCI protection.
Locations & Resets:
• None Found
Observations:
• There is no AFCI protection.
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Plumbing 

13. Smoke/Heat Detector(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Present at: • 1st floor hall • One in each bedroom
Observations:
• MAINTENANCE: Periodic testing and changing batteries yearly to ensure proper Smoke Alarm operation
is required.
• Several smoke detectors have missing/chirping battery. Repair as needed.

14. Carbon Monoxide (CO) Detector(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Comments:
• SAFETY INFO: Carbon Monoxide (CO) is a lethal gas--invisible,tasteless, odorless--produced in normal
amounts whenever you use an appliance which burns a combustible fuel--gas, oil, kerosene, charcoal, and
wood. When proper ventilation becomes blocked or inadequate, CO concentrations build up inside your
home and become deadly.
• The smoke detectors should be confirmed to have carbon monoxide testing ability too- we could not
determine this at the time of inspection.

15. Limitations of Electrical Inspection
• Electrical components concealed behind finished surfaces are not visible to be
inspected.
• Labeling of electric circuit locations on Main Electrical Panel are not checked for
accuracy.
• Only a representative sampling of outlets, switches and light fixtures were
tested.
• The inspection does not include remote control devices, alarm systems and
components, low voltage wiring, speaker or Muzak type systems, and
components, ancillary wiring, systems, and other components which are not part
of the primary electrical power distribution system.
• Ground wires not visible due to finished ceilings.

1. Water Supply Source
Source: Public municipal water supply

2. Service Piping Into The House
Materials: Not Visible

3. Main Water Shut Off
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Location: Side of home  • At front meter
Observations:
• The main meter was inspected with no evidence noted of leaks underground or otherwise.
• On side of home.
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The main meter was inspected with no evidence
noted of leaks underground or otherwise.

On side of home.

4. Supply Branch Piping
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Readily visible water supply pipes are: • Thermoplastic - CPVC
(Chlorinated Polyvinyl Chloride) - yellowish white in color
Observations:
• No deficiencies observed at the visible portions of the supply piping.

5. Exterior Hose Bibs/Spigots
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Operated properly when tested

6. Water Flow and Pressure
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Pressure: 60 PSI
Observations:
• The water flow was overall functional.  This was determined by running water in the bath sink and
shower while toilet is flushed.

7. Faucets
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• No deficiencies noted unless otherwise indicated.

8. Sinks
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Observations:
• No deficiencies observed with normal wear and defects unless otherwise noted.
• Kitchen sink leaks around the rim to under the sink - have a plumbing contractor assess and repair as
needed.
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Sink leaks around the rim to under the sink - have a plumbing contractor assess and repair as
needed.

9. Traps and Drains
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Water was run through the fixtures and drains. Functional drainage was observed.

10. Waste System
Description: Public sewage disposal system as noted on available information,
sellers statement, or buyer/seller Realtor.

11. Drainage, Wastewater & Vent Piping
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Visible waste piping in house: • Thermoplastic PVC (Polyvinyl
Chloride) - normally white in color
Observations:
• Visible piping appeared serviceable at time of inspection.

12. Water Heater(s)
Description: A.O. Smith
Capacity: 55 Gallons

13. Water Heater(s) Condition
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Age: 15 Years
Observations:
• A Temperature Pressure Relief (TPR) valve present. This safety valve releases water (and thus relieves
pressure) if either the temp or pressure in the tank gets too high. The TPR valve discharge tube must be
made of copper, iron, or CPVC (NOT regular PVC). It must terminate within 6" above the floor--the end
cannot be threaded or have a fitting.
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A Temperature Pressure Relief (TPR) valve
present. This safety valve releases water (and

thus relieves pressure) if either the temp or
pressure in the tank gets too high. The TPR valve
discharge tube must be made of copper, iron, or

CPVC (NOT regular PVC). It must terminate
within 6" above the floor--the end cannot be

threaded or have a fitting.

Mfd 2000

14. Other Components
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Sprinkler System
Observations: There are damaged/missing heads or lines in the irrigation system -check all heads and
lines and repair.

There are damaged/missing heads or lines in the irrigation system -check all heads and lines and
repair.

15. Limitations of Plumbing Inspection
• The sections of the plumbing system concealed by finishes and/or storage
(below sinks, etc.), below the structure, or beneath the ground surface are not
inspected.
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Bathrooms 

 
Appliances 

1. Tub(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Cast Iron
Observations:
• Appeared satisfactory and functional, at time of inspection with cosmetic damage unless otherwise
noted.

2. Shower(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Description: Master bath shower: • Surround is ceramic tile
Observations:
• Appeared functional, at the time of inspection - except where noted.
• Recommend all tile edges and tub/shower walls be periodically checked -- then caulked and sealed as
necessary to prevent moisture penetration.
• Missing grout noted at tile inside door at left.  Recommend maintenance of grout and caulk to prevent
water seepage.

3. Toilet(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Operated when tested. No deficiencies noted.

4. Exhaust Fan(s)
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Appeared functional, at time of inspection.

5. A Word About Caulking and Bathrooms
• Water intrusion from bathtubs and shower enclosures is a common cause of
damage behind walls, sub floors, and ceilings below bathrooms. As such,
periodic re-caulking and grouting of tub and shower areas is an ongoing
maintenance task which should not be neglected.
• Areas which should be examined periodically are vertical corners, horizontal
corners/grout lines between walls and tubs/shower pans and at walls near floor
areas. Also, the underside of shower curbs, the tub lip, tub spouts, faucet trim
plates and any other areas mentioned in this report.
• Chose a PVA (polyvinyl acetate) type caulk. These are much more mildew
resistant, are longer lasting and can be more thoroughly removed from bathroom
surfaces.
One of the best is : POLYSEAMSEAL Tub and Tile Ultra Sealant caulk.
For more information, go to: http://polyseamseal.com/ttultra.shtml

1. Dishwasher
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Manufacturer:. Jenn-Air
Observations:
• Operated through one cycle and appeared to be in working order at time of inspection.

2. Garbage Disposal
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• Operated - appeared functional at time of inspection.
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3. Ranges, Ovens, Cooktops
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: General Electric • Frigidaire • Cooktop: Glass - ceramic surface
Observations:
• All heating elements operated when tested - one is discolored.

4. Hood/Exhaust Fan
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Recirculating type
Observations:
• Functioned and operated normally when tested.

5. Microwave
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X X
Observations:
• No power supplied -did not operate. Have an electrician assess further.

6. Refrigerator
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: Jenn-Air
Observations:
• Appeared functional, at time of inspection.
• Ice maker not on at time of inspection.

7. Washer
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: N/A
Observations:
• Not tested.  Both water hoses not connected.
• IMPROVE: Highly recommend upgrading to the braided metal washing machine water supply hoses
instead of the rubber ones--which are prone to burst. See example Photo.

IMPROVE: Highly recommend upgrading to the braided metal washing machine water supply hoses
instead of the rubber ones--which are prone to burst. See example Photo.

8. Dryer
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Description: N/A
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END OF REPORT 

9. Dryer Vent
       

Inspect
Not

Inspect
Not

Presnt
Repair
Replac

X
Observations:
• MAINTENANCE: Annual cleaning of dryer vent duct recommended, as fire safety.

10. Limitations of Appliances Inspection
• Appliances are tested by turning them on for a short period of time. Recommend
a one-year Homeowner’s Warranty or service contract be purchased. This covers
the operation of appliances, as well as associated plumbing an electrical repairs -
- with a $50-100 deductable. It is further recommended that appliances be
operated once again during the final walkthrough inspection prior to closing.
• Oven(s), Range and Microwave thermostats, timers, clocks and other
specialized cooking functions and features are not tested during this inspection.
• Dishwasher, Clothes Washer and Dryer are tested for basic operation in one
mode only. Their temperature calibration, functionality of timers, effectiveness,
efficiency and overall adequacy is outside the scope of this inspection.
• Drain lines and water supply lines serving clothes washing machines are not
operated--as they may be subject to leak if turned.
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Report Summary
Report Summary

 
The summary below consists of potentially significant findings. These findings can be a safety
hazard, a deficiency requiring major expenses to correct, or items I would like to draw extra attention
to. The summary is not a complete listing of all the findings in the report, and reflects the opinion of
the inspector. Please review all of the pages of the report as the summary alone does not explain all
the issues. All repairs should be performed by a licensed &bonded trade professional. I recommend
obtaining a copy of all receipts, warranties and permits for the work performed.

Exterior
Page 2 Item: 1 Driveway • Sunken areas of pavers -have this assessed further.

Page 2 Item: 3 Porch, Patio,
Flatwork

• Screens are damaged or missing and the screen door needs repair. Repair or
replace.

Page 2 Item: 4 Exterior Doors • Front entry doors and side garage door exterior door jambs are rotting -repair.
• Weatherstrip on front door needs repair

Page 5 Item: 10 Vegetation
Affecting Structure

• Overgrown vegetation in contact with structure. Trim/prune/remove as
needed.

Roofing
Page 7 Item: 3 Roof Covering • There are a few damaged roofing tile (2-3). Water can penetrate into the

interior surfaces. Recommend replacing/repairing the damaged tile.

Page 10 Item: 7 Roof Drainage
System

• You should consider adding downspout extensions or splash blocks to divert
water from the foundation

Interior
Page 14 Item: 6 Closets • Doors at bedroom closet need adjustment -repair

Heating and Air Conditioning
Page 19 Item: 8 Solid Fuel Heating • The glass doors need repair or adjustment to stay closed.

• There appears to be paint visible on the fire board (interior) inside fireplace.
This may not be fire resistant paint and may cause odors or hazardous conditions
if ignited. Have a fireplace contractor assess this further before use.

Electrical
Page 22 Item: 10 Lighting, Fixtures,

Switches, Outlets
• One exterior receptacle at the right rear side of home needs service to remove
wiring spliced to the outlet and buried in the ground. Have an electrician assess
further.

Page 22 Item: 11 GFCI  -  Ground
Fault Circuit
Interrupter

• The GFCI outlets at all of the bathrooms did not trip properly. Have an
electrician assess and repair.

Page 23 Item: 13 Smoke/Heat
Detector(s)

• Several smoke detectors have missing/chirping battery. Repair as needed.

Plumbing
Page 24 Item: 8 Sinks • Kitchen sink leaks around the rim to under the sink - have a plumbing

contractor assess and repair as needed.

Page 26 Item: 14 Other Components  • There are damaged/missing heads or lines in the irrigation system -check all
heads and lines and repair.

Bathrooms
Page 27 Item: 2 Shower(s) • Missing grout noted at tile inside door at left.  Recommend maintenance of

grout and caulk to prevent water seepage.

Appliances
Page 28 Item: 5 Microwave • No power supplied -did not operate. Have an electrician assess further.
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