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Standard Building Inspection Report INVOICE
Confidential - For Use By Client Only Report: 112009-1 (11/20/2009 - 437 Village Drive)

CLIENT INFORMATION
Client Name:   Mr. & Mrs. Steve Olen

Mailing Address:   

City, State, Zip:   , . 

   

PROPERTY INFORMATION
Property Address:   437 Village Drive

City, State, Zip:   Daphne, AL. 

Property Type:   Standard Home Inspection

Occupied:   No    Utilities On:   Yes

INSPECTOR
Tom Sinclair

PO Box 1061

Montrose, AL, 36559

WEATHER CONDITIONS / TIME 
Today's Weather:   Clear and sunny      
Temperature: 50 - 60 

Recent Weather:   Clear and sunny

Start/Finish Time:   9:00 AM -  

SELLING AGENT INFORMATION
Paige Thatcher   

RE/MAX by the Bay

ATTENDEES
    

WARRANTY RECOMMENDED: 
YES

INSPECTION FEES
Home Inspection $1,615.00

$0.00

$0.00

$0.00

$0.00

$0.00

Sub Total: $1,615.00

Sales Tax: $0.00

Total Fees: $1,615.00

Amount Received: $0.00

Balance Due: $1,615.00

PAYMENT INFORMATION
Payment Method:       

Credit Card Type:   

INSPECTOR'S SIGNATURE

A conscientious effort has been made as to the accu racy of 
the material contained in this report. Neither  Abo ut The 
House - Home Inspections, nor the individual inspec tor will 
assume any liability for its use. © 2009 - About Th e House - 
Home Inspections

Note: Please be aware that in light of current issu es on mold / fungi contamination in buildings, any comment in this report that indicates water
damage, water stains or plumbing leaks should be co nsidered as possible areas of mold growth. Mold tes ting is not included in this limited inspection pro cess
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MAJOR CONDITIONS ( = greater than 
$500):

210. Improper flashing
Flashing at the east elevation above the front entry, 
at the dining room, at the breezeway and at the 
far-north end of the east elevation do not appear to 
be proper. See photos 210 (7). The existing kickout 
flashings do not extend through the stucco system. 
There are gaps between the flashing and the 
stucco that may allow water intrusion. It appears 
that a surface-mounted flashing existed at one 
point but has been removed. In my opinion, proper 
kickout flashing should be installed at these three 
locations. Review and repair by a stucco retrofit 
contractor.

240. Dock Repairs Needed
The structure of the covered area at the end of the 
pier is not plumb. It leans to the north. Some areas 
of the pier are not level - pilings are at different 
heights. One of the beams is too short sand does 
not bear on the post. See photos 240 (3). This 
condition could worsen under extreme weather 
conditions. Review and repair by a qualified 
contractor.

308. Roof Condition
Copper roof over roof vent is severely dented and 
may be holding water in the dent. See photos 308 
(2). Noted at east elevation above dining room. 
Review and repair by a licensed roofing contractor. 
Repair may exceed $500 due to height.

332. Leakage Noted* [ ? ]
1) Stained plywood roof decking noted at chimney 
on south side. Tramex Moisture Counter 
non-destructive type moisture meter calibrated to 
known dry roof decking was used to evaluation this 
stain. The Tramex recorded moisture in the stained 
area. Likely a seepage-type leak at the chimney 
flashing. Review and repair by a licensed roofing 
contractor.  2) Stained plywood noted in attic under 
flat roof. Tramex recorded normal "dry" readings. 
See photos 332.

333. Ventilation Condition
Soffit vents are blocked with paint. See photos 333 
(2). Review and repair by a qualified contractor. 
Repairs could exceed $500.

601. Unusual HVAC Condition [ ! ]
An intermittent loud hum comes from the "Ultra 
Aire" system as if an electric motor was 
jammed. This is in the crawlspace under the 
house (under the front bedroom). This 
condition should be investigated by a licensed 
HVAC technician.

602. A/C System Is Not Functioning [ + ? ]
The A/C system serving the 2nd floor north 
wing is not cooling. The outside condenser unit 
runs but the fan does not turn. Review and 
repair by a licensed HVAC technician.

624. Evaluation by HVAC Contractor [ ! ]
An "Ultra Aire" system has been installed 
under the house in the crawlspace. See photo 
624 (4). The system appears to be connected 
to the supply ductwork of the HVAC system 
serving the front hall, front bedroom and study. 
It is also connected to the dining room through 
the floor in the corner. A third connection is 
open to the crawlspace. No filter was observed 
at the 3rd connection. This system appears to 
be taking air from dining room and the 
crawlspace and circulating it to the HVAC fir 
the study, etc. This does not appear to be 
proper. Crawlspace air should not be circulated 
into the house. Review and repair by a 
licensed HVAC technician, preferably not the 
same company that installed the unit.

827. Fireplace Condition [ ! ]
Fireplace flue should be inspected. Gaps and 
cracks noted in the mortar between brick in the 
flue above the firebox. Noted in the study. See 
photo 827. Review and repair as needed by a 
fireplace expert. It is possible that repairs could 
exceed $500.

MINOR CONDITIONS ( = greater than 
$50):

105. Roof Structure Condition
The structure of the flat roof (over the dining 
room) is not proper. Toe-nailing the horizontal 
rafters is not sufficient. Nails are beginning to 
pull loose. See photo 105 (3). Joist hangers 
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should be added to the horizontal rafters. 
Review and repair by a qualified contractor.

206. Cracks in Stucco
Cracks noted in the stucco at all elevations. See 
photos 206 (5). All appear to have been repaired at 
some point in the past. While it is not unusual for 
hardcoat (traditional) stucco like this to crack, all 
cracks should be kept sealed. No loose stucco was 
observed. Some of the repaired areas have 
cracked again. This, too, is not unusual for a wood 
framed house that may settled slightly over the 
years. The stucco system should be inspected 
annually and all cracks kept in a state of repair. 
Some cracks are in need of sealing at this time. 
Review and repair  by a qualified contractor.

211. Caulk / Seal Door / Window Openings
The caulking used to seal the east edge of the NW 
balcony is at the end of its useful life. It is beginning 
to crack. Additionally, there is a gap in the flashing 
at this same deck that should be sealed. See 
photos 211 (5). Review and repair by a qualified 
contractor.

213. Wood Decay Noted
Minor rot noted in window sill. See photo 213. 
Review and repair by a qualified contractor.

215. Garage Door Condition
Adjust garage door opener chain. Chain is sagging 
and may interfere with the door. See photo 215. 
Review and repair by a garage door expert.

217. Door Condition
Hinges on side garage door are stiff. Lubricate to 
open/close freely.

230. Tree Limb Condition
Maple tree in courtyard is overgrown and touching 
the house. See photo 230. Under extreme weather 
conditions the limbs could damage the house. 
Review and remediate by a qualified contractor.

232. Balcony Rail Loose
Balcony rail is loose and has minor rust. See 
photos 232 (3). Review and repair by a qualified 
contractor.

402. Leakage Noted At Shower
Shower head leaks. Noted in 1st floor bathroom. 

Review and repair by a licensed plumber.

403. Leaking Faucet
Faucet at sink in study leaks. Review and 
repair by a licensed plumber.

413. Loose Toilet(s)
Loose toilet found in the bathroom adjacent the 
kitchen. Replace wax seal and reset toilet. 
Review and repair by licensed plumbing 
contractor.

414. Shower Condition
The glass shower surround in the master 
bedroom is not sealed at the bottom allowing 
water to go under the glass Same is true for 
the shower door. See photos 414 (2).

423. Shower Door Condition
The sweep has become detached from the 
shower door. Noted in bath adjacent kitchen. 
See photo 423. The sweep prevents shower 
water from escaping under the shower door. 
Review and repair by a qualified contractor.

527. Abandoned Fans?
Old and abandoned vent fans observed in the 
crawlspace. See photos 527 (2). If these are 
indeed abandoned, then they should be 
disconnected from the electrical system by a 
licensed electrician. FYI, gray material on the 
bottom of the pink insulation appears to be 
dust.

529. Breaker Missing [ ! ]
A circuit breaker was missing from the sub 
panel in the utility closet in the laundry room. A 
new breaker was observed still in the 
packaging at this location. Have a licensed 
electrician install the new breaker in the sub 
panel. The sub panel cover was missing 2 of 6 
screws. The other fours screws were not the 
type approved for use with an electrical panel. 
Have proper screws installed.

530. Loose Wire [ ! ]
Loose and cut wires noted at the covered area 
at the end of the pier. A light switch box is 
dangling by the wires. See photos 530 (2). 
Review and repair by a licensed electrician.
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535. Wire Splices Not in Junction Box
Noted in attic at vent fan on southwest end. Review 
and repair by a licensed electrician.

540. Burned Out Bulbs
A large number of burned out bulbs were observed. 
Most were halogen type. These should be replaced 
top ensure that it is bulb failure and not a more 
serious electrician condition.

541. Broken Light Switch
Light switch in 2nd floor hall is broken: switch is 
frozen. Review and repair by a licensed electrician.

543. Recessed Light Fixture Condition [ ! ]
Some 2nd floor recessed light fixtures are covered 
with insulation in the attic. See photos 543 (2). 
These fixtures are not rated for such. Insulation 
should be carefully removed at least 3" away from 
each fixture.

605. Inadequate Cooling Differential [ + ]
The 1st floorth north HVAC system is not cooling 
properly. The temperature differential between the 
HVAC supply and return (3 degrees) was less than 
the acceptable limit (between 15 and 21 degrees). 
This condition may indicate that the system is low 
on refrigerant. Review/repair by licensed HVAC 
technician.

610. Ductwork Condition
Ductwork at both HVAC systems in the attic is 
leaking conditioned air into the attic. See photos 
610 (2). Review and repair by a licensed HVAC 
technician.

611. Ductwork Condition [ + ? ]
HVAC registers in the master bedroom were 
covered with a dark material that might be mold. 
Have all HVAC ductwork professionally cleaned to 
remove any mold if present.

706. Water Heater Flue Condition [ + ! ]
Water heater flue pipe clearance to combustible 
wood roof decking is inadequate. A minimum of 
one inch is required. The flue is loose where it 
attaches to the top of the water heater. See photos 
706 (2). Review and repair by a qualified 
contractor.

729. Sprinkler System

Sprinkler system is inoperative. A blown 
fuse was observed. See photo 729. 
Review and repair by a irrigation expert.

733. Central Vac Condition
Central vac system and adjacent piping are 
covered with a dark material that could be dust 
or soot. The riser pipe (going through the 
ceiling) appears to be loose. Review and repair 
by a central vacuum system specialist. The vac 
specialist should comment on the source of the 
dark material and whether is represents a 
hazardous condition.

810. Windows Stuck
Lower window sashes would not open. Noted 
in 2nd floor bedroom and garage. See photos 
810 (2). Review and repair by a qualified 
contractor.

812. Window Sash Condition
Soft wood noted in bottom sash of three 
windows (2nd floor hall, master bedroom and 
2nd floor west bedroom). See photos 812 (3). 
Review and repair by a qualified contractor

814. Damaged Screen
Torn screen noted in media room. See photo 
814. Review and repair by a qualified 
contractor.

816. Door hardware condition
Door hardware at door in great room is 
jammed and door will not open. See photo 816. 
Review and repair by a qualified contractor.

835. Cabinet Condition
Cabinet doors do not close properly. Noted in 
media room below sink and in the study at right 
side of sink. See photos 835 (2). Door drags 
jamb. Review and repair by a qualified 
contractor.

STANDARD DISCLOSURES:

310. Aging Roof Material
Roof is approaching the end of it useful life. 
Prepare for near-term replacement.
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322. Recent Repairs* Noted
Repairs noted to the east and west roofs. See 
photos 322 (2). Suggest asking owner for more 
information about theses repairs. Why were they 
made? When were they made? Who made them?

329. Attic Access Condition
The attic ladder in the master bedroom was too 
short to reach the floor. It has been modified with 
an extension using hand tightened thumb-bolts. 
See photo 329. Care should be taken to adequately 
tighten both thumb-bolts prior to use and after 
extension has been retracted.

526. Smoke Detector Condition
Smoke detectors older than 10 years should be 
replaced.

625. Annual Service / Clean Advised
Regular maintenance essential for proper operation 
of HVAC system. Recommended services should 
take place twice yearly, once before the summer 
season and once before the winter season. 
Cleaning should include evaporator coil, 
condensate drain lines & drain pan, blower fan, etc. 
Filters should be replaced monthly.

804. Ceiling Stain
Ceiling stain noted in study, directly below the sink 
in the media room. Tramex Moisture Counter 
non-destruct type moisture meter calibrated to a 
known dry ceiling did not record moisture in the 
stained area. But, the house does not appear to 
have been occupied recently, so it is possible that a 
leak condition exists that only occurs in regular use 
of the associated plumbing.

823. Gas Log System Not Inspected
The gas log system in the master bedroom 
fireplace was not inspected. Based on the 
instruction manual and miscellaneous accessories, 
it appeared that the gas log system was in the 
process of repair. See photo 823.

836. Mold Condition
A dark substance believed to be mold was 
observed on the walls of the storage area in the 
laundry room under the stairs. This may be due to 
the lack of ventilation if this space. The walls were 
tested for moisture using the Tramex Wet Wall 
Detector (a non-destructive type meter) calibrated 

to a known dry wall. The moisture readings 
from these walls were normal.

842. Mold Disclaimer
Materials that may be mold have been noted in 
this report. Client is advised that mold testing is 
available and is recommended if there are any 
concerns regards to mold or mold 
contamination. Client should seek additional 
information from the seller and/or seller's 
disclosure on water damage, water claims and 
any past repairs.
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CHARACTERISTICS:

1.1  FOUNDATION TYPE
 Slab on Grade, Block, Pier and Beam Foundation 
System, Original

1.2  ABOVE GROUND
Floor Support:  Wood Joist, Plywood Sub Floor
Outer Walls:  Wood Frame Construction
Interior Walls:  Wood Frame Construction

1.3  SLAB ON GRADE
 Entire

1.4  CRAWL SPACE
Characteristics:  Crawl Entered, Sealed Hatch, Sub 

Floor Insulation (Full - Inspection Limited), 
Ductwork (Inspection Limited), Vapor Barrier 
(Inspection Limited), Not Vented - Dehumidifier 
Present

Floor Support:  Wood Joist
Foundation Walls:  Brick

1.5  BASEMENT
Size:  None

1.6  OTHER COMMENTS
Comments - N/A

MAJOR CONDITIONS ( = greater than $500):
Comments - N/A

MINOR CONDITIONS ( = greater than $50):

105. Roof Structure Condition
The structure of the flat roof (over the dining room) 
is not proper. Toe-nailing the horizontal rafters is 
not sufficient. Nails are beginning to pull loose. See 
photo 105 (3). Joist hangers should be added to the 
horizontal rafters. Review and repair by a qualified 
contractor.

STANDARD DISCLOSURES:
Comments - N/A
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CHARACTERISTICS:

2.1  SURFACE MATERIALS
Surface Type:  Hardcoat Stucco

2.2  OUTBUILDINGS / GARAGE
Garage Description:  Double Car Garage, Detached
Garage Door:  Aluminium Door, Electric Eye, Auto 

Reverse, Auto Opener

2.3  FEATURES
Front Porch:  Full
Windows / Doors:  See Section 8.0 For Details, Metal 

Windows
Driveway:  Concrete
Dock:  Wood Pilings, Pressure Treated Framing, 

Electrical Sub Panel Present, Budget Repairs - 
Maintenance

2.4  OTHER COMMENTS
Firewood should be stored 50' away from the 
building. See photo 2.

MAJOR CONDITIONS ( = greater than $500):

210. Improper flashing
Flashing at the east elevation above the front entry, 
at the dining room, at the breezeway and at the 
far-north end of the east elevation do not appear to 
be proper. See photos 210 (7). The existing kickout 
flashings do not extend through the stucco system. 
There are gaps between the flashing and the 
stucco that may allow water intrusion. It appears 
that a surface-mounted flashing existed at one 
point but has been removed. In my opinion, proper 
kickout flashing should be installed at these three 
locations. Review and repair by a stucco retrofit 
contractor.

240. Dock Repairs Needed
The structure of the covered area at the end of the 
pier is not plumb. It leans to the north. Some areas 
of the pier are not level - pilings are at different 
heights. One of the beams is too short sand does 
not bear on the post. See photos 240 (3). This 
condition could worsen under extreme weather 
conditions. Review and repair by a qualified 
contractor.

MINOR CONDITIONS ( = greater than $50):

206. Cracks in Stucco
Cracks noted in the stucco at all elevations. 
See photos 206 (5). All appear to have been 
repaired at some point in the past. While it is 
not unusual for hardcoat (traditional) stucco 
like this to crack, all cracks should be kept 
sealed. No loose stucco was observed. Some 
of the repaired areas have cracked again. This, 
too, is not unusual for a wood framed house 
that may settled slightly over the years. The 
stucco system should be inspected annually 
and all cracks kept in a state of repair. Some 
cracks are in need of sealing at this time. 
Review and repair  by a qualified contractor.

211. Caulk / Seal Door / Window Openings
The caulking used to seal the east edge of the 
NW balcony is at the end of its useful life. It is 
beginning to crack. Additionally, there is a gap 
in the flashing at this same deck that should be 
sealed. See photos 211 (5). Review and repair 
by a qualified contractor.

213. Wood Decay Noted
Minor rot noted in window sill. See photo 213. 
Review and repair by a qualified contractor.

215. Garage Door Condition
Adjust garage door opener chain. Chain is 
sagging and may interfere with the door. See 
photo 215. Review and repair by a garage door 
expert.

217. Door Condition
Hinges on side garage door are stiff. Lubricate 
to open/close freely.

230. Tree Limb Condition
Maple tree in courtyard is overgrown and 
touching the house. See photo 230. Under 
extreme weather conditions the limbs could 
damage the house. Review and remediate by a 
qualified contractor.

232. Balcony Rail Loose
Balcony rail is loose and has minor rust. See 
photos 232 (3). Review and repair by a 
qualified contractor.
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STANDARD DISCLOSURES:
Comments - N/A
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5 Year Roof Replacement Probability = High Roof 
Replacement Probability

CHARACTERISTICS:

3.1  CONSTRUCTION STYLE
Roof Age:  15+
Inspected From:  Ground View, Partial Eaves From 

Ladder, Partial View With Binoculars
Roof Type:  Hipped  Roof, Gable Roof, Flat Roof, 

Steep Roof Slope, Rafter Framing
Roof Complexity:  Complex
Leak Probability:  Medium
Parts Not Visible /  Walked Due to:  Height 

Restriction

3.2  MATERIALS / COMPONENTS
Sheathing / Type:  Plywood Sheathing
Shingle Type:  Fiberglass Ashphalt Shingles
Metal Roof Type:  Copper Roof Covering
Flashings:  Galvanized Steel Flashing
Fascia / Soffit:  Aluminum Fascia

3.3  ATTIC
Restricted Access To:  Corners, Front, Back, No 

Access To Chimney Chase
Visible Insulation:  Fiberglass Blown In Insulation
Insulation Thickness:  (inches): < 12 " +/_
Ventilation:  Soffit Ventilation - blocked, Gable 

Ventilation, Mechanical Attic Fan(s)
Number Of Attic Fans:  1

3.4  CHIMNEY(S)
Type:  Brick Chimney, Stucco Finish
Visible Flue Liner:  Concrete Flue Liners

3.5  GUTTERS / SPOUTS
Comments - N/A

3.6  OTHER COMMENTS
No access to see the flashing at the chimney.

MAJOR CONDITIONS ( = greater than $500):

308. Roof Condition
Copper roof over roof vent is severely dented and 
may be holding water in the dent. See photos 308 
(2). Noted at east elevation above dining room. 
Review and repair by a licensed roofing contractor. 

Repair may exceed $500 due to height.

332. Leakage Noted* [ ? ]
1) Stained plywood roof decking noted at 
chimney on south side. Tramex Moisture 
Counter non-destructive type moisture meter 
calibrated to known dry roof decking was used 
to evaluation this stain. The Tramex recorded 
moisture in the stained area. Likely a 
seepage-type leak at the chimney flashing. 
Review and repair by a licensed roofing 
contractor.  2) Stained plywood noted in attic 
under flat roof. Tramex recorded normal "dry" 
readings. See photos 332.

333. Ventilation Condition
Soffit vents are blocked with paint. See photos 
333 (2). Review and repair by a qualified 
contractor. Repairs could exceed $500.

MINOR CONDITIONS ( = greater than $50):
Comments - N/A

STANDARD DISCLOSURES:

310. Aging Roof Material
Roof is approaching the end of it useful life. 
Prepare for near-term replacement.

322. Recent Repairs* Noted
Repairs noted to the east and west roofs. See 
photos 322 (2). Suggest asking owner for more 
information about theses repairs. Why were 
they made? When were they made? Who 
made them?

329. Attic Access Condition
The attic ladder in the master bedroom was too 
short to reach the floor. It has been modified 
with an extension using hand tightened 
thumb-bolts. See photo 329. Care should be 
taken to adequately tighten both thumb-bolts 
prior to use and after extension has been 
retracted.
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CHARACTERISTICS:

4.1  WATER SUPPLY AND DRAINAGE SERVICES 
TO BUILDING
Water Service:  Public Water, Public Sewer ?
Supply Pipes  Copper Piping
Drains / Vents:  Plastic Drain Lines

4.2  WATER MAIN / METER
Water Main:  Galvanized Steel Water Main
Water Meter:  Ground
Meter Location:  At municipal connection
House Shut Off Valve Location:  At municipal 

connection.

4.3  BATHROOM(S)
Fixtures:  Tub(s), Tub - Shower Enclosure 

Combination, Shower Enclosure(s), Basin(s), 
Toilet(s)

Bath Materials:  Tile, Other

4.4  KITCHEN
Fixtures:  Double Kitchen Sink, Stainless Steel, 

Disposal, Hose Spray

4.5  OTHER COMMENTS
Comments - N/A

MAJOR CONDITIONS ( = greater than $500):
Comments - N/A

MINOR CONDITIONS ( = greater than $50):

402. Leakage Noted At Shower
Shower head leaks. Noted in 1st floor bathroom. 
Review and repair by a licensed plumber.

403. Leaking Faucet
Faucet at sink in study leaks. Review and repair by 
a licensed plumber.

413. Loose Toilet(s)
Loose toilet found in the bathroom adjacent the 
kitchen. Replace wax seal and reset toilet. Review 
and repair by licensed plumbing contractor.

414. Shower Condition
The glass shower surround in the master bedroom 
is not sealed at the bottom allowing water to go 
under the glass Same is true for the shower door. 

See photos 414 (2).

423. Shower Door Condition
The sweep has become detached from the 
shower door. Noted in bath adjacent kitchen. 
See photo 423. The sweep prevents shower 
water from escaping under the shower door. 
Review and repair by a qualified contractor.

STANDARD DISCLOSURES:
Comments - N/A
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CHARACTERISTICS:

5.1  SERVICE TO BUILDING (electromagnetic fields 
not checked)
Main Panel Location:  Right side of house
Ampere Rating:  200
Meters:  1 Meter, Located Outside, Meter Seal Present
Voltage Rating:  120 / 240 (three wire)

5.2  PANEL BOX(S) AND DISTRIBUTION
Panel Type:  Circuit Breaker Panel
Sub Panel(s):  laundry, garage
Main Disconnect:  Circuit Breaker
Service Grounding To:  Outdoor Rod - Rods(s) (Not 

Visible)
120 Volt Wiring:  Copper Conductors
240 Volt Wiring:  Aluminum Conductors (approved in 

most areas), Copper Conductors
Wiring Type:  Romex
Five Year Replacement Probability:  Low
Ground Fault Interrupter (GFI):  GFCI Circuit 

Breakers
120 Volt Outlets:  3-Pin Grounded

5.3  EQUIPMENT PRESENT IN BUILDING
Smoke Detectors:  Hard Wired (Test Regularly - Prior 

to Occupation)
Other:  Ceiling Fan(s), Security System (not 

inspected), Switch Operated Ceiling Fans, 
Recessed Lights, Halegon Fixtures, Switched 
Lighting Receptacles, Cable Television (not 
inspected), Intercom/ Radio (not Tested), Central 
Vacuum

5.4  OTHER COMMENTS
Inspection of the generator is byond the scope of 
this inspection. See photo 5.

MAJOR CONDITIONS ( = greater than $500):
Comments - N/A

MINOR CONDITIONS ( = greater than $50):

527. Abandoned Fans?
Old and abandoned vent fans observed in the 
crawlspace. See photos 527 (2). If these are indeed 
abandoned, then they should be disconnected from 
the electrical system by a licensed electrician. FYI, 
gray material on the bottom of the pink insulation 
appears to be dust.

529. Breaker Missing [ ! ]
A circuit breaker was missing from the sub 
panel in the utility closet in the laundry room. A 
new breaker was observed still in the 
packaging at this location. Have a licensed 
electrician install the new breaker in the sub 
panel. The sub panel cover was missing 2 of 6 
screws. The other fours screws were not the 
type approved for use with an electrical panel. 
Have proper screws installed.

530. Loose Wire [ ! ]
Loose and cut wires noted at the covered area 
at the end of the pier. A light switch box is 
dangling by the wires. See photos 530 (2). 
Review and repair by a licensed electrician.

535. Wire Splices Not in Junction Box
Noted in attic at vent fan on southwest end. 
Review and repair by a licensed electrician.

540. Burned Out Bulbs
A large number of burned out bulbs were 
observed. Most were halogen type. These 
should be replaced top ensure that it is bulb 
failure and not a more serious electrician 
condition.

541. Broken Light Switch
Light switch in 2nd floor hall is broken: switch is 
frozen. Review and repair by a licensed 
electrician.

543. Recessed Light Fixture Condition [ ! ]
Some 2nd floor recessed light fixtures are 
covered with insulation in the attic. See photos 
543 (2). These fixtures are not rated for such. 
Insulation should be carefully removed at least 
3" away from each fixture.

STANDARD DISCLOSURES:

526. Smoke Detector Condition
Smoke detectors older than 10 years should be 
replaced.
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CHARACTERISTICS:

6.1  HEATING SOURCE
Energy Type:  Electric, Gas
Delivery Type:  Refrigerant, Electric Resistence Heat, 

Forced Air
Fuel Shut Off Valve Location:  Add the municipal 

connect and at individual appliances

6.2  FORCED AIR HEATING
Number Of Heat Zones:  4
Age:  1998, 2003, 2005, 2009
Furnace Type:  Air to Air Heat Pump, Forced Air 

Furnace (3)
Motor Blower:  Blower Fan
Flue:  Metal Flue, Metal Flue Cap
Furnace Features:  Steel Heat Exchanger, Air Filter
Supply Registers Located:  High
Return Registers Located:  Low, High

6.3  COOLING SYSTEM
Number Of Cooling Zones:  4
Age:  1990, 1991, 1991, 2009
Tonnage:  varies
Characteristics:  Heat Pump System, Electric, 

Refrigerant System, Uses Heat Ductwork
Condensation:  Overflow Condensate Tray, 

Condensate Pipe, Condensate Pipe To Exterior, 
Float Switch in Cond. Tray 

6.4  WATER SYSTEM
Comments - N/A

6.5  MISCELLANEOUS
Thermostats:  Manual Thermostat (3), Heat Pump 

Thermostat (1)
Ductwork:  Flex Ductwork, Metal Ductwork, Insulated

6.6  ZONES
Zone 1:  Second Floor - South, Ext. Unit 5 Year 

Replacement Probability: Low Probability of 
Replacement, Int. Unit 5 Year Replacement 
Probability: Medium Replacement Probability, 
Tested For Cooling, Tested For Heating,  
Supply/Return Temp: 16 dif

Zone 2:  First Floor - South, Ext. Unit 5 Year 
Replacement Probability: High Replacement 
Probability, Int. Unit 5 Year Replacement 
Probability: Medium Replacement Probability, 
Tested For Cooling, Tested For Heating, Amp Draw 

Ext. Unit: 17 dif

6.7  OTHER COMMENTS
Comments - N/A

MAJOR CONDITIONS ( = greater than $500):

601. Unusual HVAC Condition [ ! ]
An intermittent loud hum comes from the "Ultra 
Aire" system as if an electric motor was 
jammed. This is in the crawlspace under the 
house (under the front bedroom). This 
condition should be investigated by a licensed 
HVAC technician.

602. A/C System Is Not Functioning [ + ? ]
The A/C system serving the 2nd floor north 
wing is not cooling. The outside condenser unit 
runs but the fan does not turn. Review and 
repair by a licensed HVAC technician.

624. Evaluation by HVAC Contractor [ ! ]
An "Ultra Aire" system has been installed 
under the house in the crawlspace. See photo 
624 (4). The system appears to be connected 
to the supply ductwork of the HVAC system 
serving the front hall, front bedroom and study. 
It is also connected to the dining room through 
the floor in the corner. A third connection is 
open to the crawlspace. No filter was observed 
at the 3rd connection. This system appears to 
be taking air from dining room and the 
crawlspace and circulating it to the HVAC fir 
the study, etc. This does not appear to be 
proper. Crawlspace air should not be circulated 
into the house. Review and repair by a 
licensed HVAC technician, preferably not the 
same company that installed the unit.

MINOR CONDITIONS ( = greater than $50):

605. Inadequate Cooling Differential [ + ]
The 1st floorth north HVAC system is not 
cooling properly. The temperature differential 
between the HVAC supply and return (3 
degrees) was less than the acceptable limit 
(between 15 and 21 degrees). This condition 
may indicate that the system is low on 
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refrigerant. Review/repair by licensed HVAC 
technician.

610. Ductwork Condition
Ductwork at both HVAC systems in the attic is 
leaking conditioned air into the attic. See photos 
610 (2). Review and repair by a licensed HVAC 
technician.

611. Ductwork Condition [ + ? ]
HVAC registers in the master bedroom were 
covered with a dark material that might be mold. 
Have all HVAC ductwork professionally cleaned to 
remove any mold if present.

STANDARD DISCLOSURES:

625. Annual Service / Clean Advised
Regular maintenance essential for proper operation 
of HVAC system. Recommended services should 
take place twice yearly, once before the summer 
season and once before the winter season. 
Cleaning should include evaporator coil, 
condensate drain lines & drain pan, blower fan, etc. 
Filters should be replaced monthly.
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CHARACTERISTICS:

7.1  WATER HEATER AND ASSOCIATED 
EQUIPMENT
1.  Gallons: 40, Location: Laundry, Years Old: 18
2.  Gallons: 50, Location: Attic, Years Old: 18
Description:  Gas, Electric, Relief Pipe to Exterior, 

Over Flow Pipe to Exterior, Relief Valve Fitted, Min 
18" Off Floor Slab, Pan, Gas Shut Off, Gas Valve, 
Thermocouple, Flue Cap, Metal Flue

7.2  APPLIANCES
Washer:  Not Present
Dryer:  Not Present
Range Top:  Gas, Average Condition
Oven:  Electric, Average Condition
Fan:  Exhaust to Outside, Filter, Average Condition
Refrigerator:  Frost Free, Average Condition
Microwave:  Average Condition
Dishwasher:  Average Condition
Disposal:  Average Condition

7.3  WATER MANAGEMENT SYSTEM PRESENT
Lawn Sprinkler System:  Multiple Zones, 

Programable Controls

7.4  POOL / SPA EQUIPMENT PRESENT
Comments - N/A

7.5  MISCELLANEOUS EQUIPMENT
Comments - N/A

7.6  OTHER COMMENTS
Refrigerator in media room was "off" at the time of 
the inspection.  Pool, pool deck and pool equipment 
inspected by others.

MAJOR CONDITIONS ( = greater than $500):
Comments - N/A

MINOR CONDITIONS ( = greater than $50):

706. Water Heater Flue Condition [ + ! ]
Water heater flue pipe clearance to combustible 
wood roof decking is inadequate. A minimum of 
one inch is required. The flue is loose where it 
attaches to the top of the water heater. See photos 
706 (2). Review and repair by a qualified 

contractor.

729. Sprinkler System
Sprinkler system is inoperative. A blown fuse 
was observed. See photo 729. Review and 
repair by a irrigation expert.

733. Central Vac Condition
Central vac system and adjacent piping are 
covered with a dark material that could be dust 
or soot. The riser pipe (going through the 
ceiling) appears to be loose. Review and repair 
by a central vacuum system specialist. The vac 
specialist should comment on the source of the 
dark material and whether is represents a 
hazardous condition.

STANDARD DISCLOSURES:
Comments - N/A
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CHARACTERISTICS:

8.1  FLOOR FINISHES
Other Floor:  Hardwood Flooring, Carpets, Ceramic 

Tile Flooring

8.2  WALL / CEILING FINISHES
Material:  Gypsum Board
Walls:  Wallpaper, Paint, Paneling
Ceilings:  Painted Ceiling Finish

8.3  WINDOWS
 Wood Windows, Single Glazed, Double Hung 
Sash

8.4  DOORS
 Wood Doors, Wood Frames, Solid Core, French 
Doors

8.5  FIREPLACES
 Damper Open

8.6  PORCHES
 Open Patio Only, Wood Framed, Pitched Roof, 
Gas Connection for Grill

8.7  FEATURES
Comments - N/A

8.8  OTHER COMMENTS
Comments - N/A

MAJOR CONDITIONS ( = greater than $500):

827. Fireplace Condition [ ! ]
Fireplace flue should be inspected. Gaps and 
cracks noted in the mortar between brick in the flue 
above the firebox. Noted in the study. See photo 
827. Review and repair as needed by a fireplace 
expert. It is possible that repairs could exceed 
$500.

MINOR CONDITIONS ( = greater than $50):

810. Windows Stuck
Lower window sashes would not open. Noted in 
2nd floor bedroom and garage. See photos 810 (2). 

Review and repair by a qualified 
contractor.

812. Window Sash Condition
Soft wood noted in bottom sash of three 
windows (2nd floor hall, master bedroom and 
2nd floor west bedroom). See photos 812 (3). 
Review and repair by a qualified contractor

814. Damaged Screen
Torn screen noted in media room. See photo 
814. Review and repair by a qualified 
contractor.

816. Door hardware condition
Door hardware at door in great room is 
jammed and door will not open. See photo 816. 
Review and repair by a qualified contractor.

835. Cabinet Condition
Cabinet doors do not close properly. Noted in 
media room below sink and in the study at right 
side of sink. See photos 835 (2). Door drags 
jamb. Review and repair by a qualified 
contractor.

STANDARD DISCLOSURES:

804. Ceiling Stain
Ceiling stain noted in study, directly below the 
sink in the media room. Tramex Moisture 
Counter non-destruct type moisture meter 
calibrated to a known dry ceiling did not record 
moisture in the stained area. But, the house 
does not appear to have been occupied 
recently, so it is possible that a leak condition 
exists that only occurs in regular use of the 
associated plumbing.

823. Gas Log System Not Inspected
The gas log system in the master bedroom 
fireplace was not inspected. Based on the 
instruction manual and miscellaneous 
accessories, it appeared that the gas log 
system was in the process of repair. See photo 
823.

836. Mold Condition
A dark substance believed to be mold was 
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observed on the walls of the storage area in the 
laundry room under the stairs. This may be due 
to the lack of ventilation if this space. The walls 
were tested for moisture using the Tramex Wet 
Wall Detector (a non-destructive type meter) 
calibrated to a known dry wall. The moisture 
readings from these walls were normal.

842. Mold Disclaimer
Materials that may be mold have been noted in this 
report. Client is advised that mold testing is 
available and is recommended if there are any 
concerns regards to mold or mold contamination. 
Client should seek additional information from the 
seller and/or seller's disclosure on water damage, 
water claims and any past repairs.
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105. Roof Structure Condition 105. Roof Structure Condition

105. Roof Structure Condition 2.0 Exterior

206. Cracks in Stucco 206. Cracks in Stucco
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211. Caulk / Seal Door / Window Openings 211. Caulk / Seal Door / Window Openings
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211. Caulk / Seal Door / Window Openings 211. Caulk / Seal Door / Window Openings

211. Caulk / Seal Door / Window Openings 213. Wood Decay Noted

215. Garage Door Condition 230. Tree Limb Condition
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232. Balcony Rail Loose 232. Balcony Rail Loose

232. Balcony Rail Loose 240. Dock Repairs Needed

240. Dock Repairs Needed 240. Dock Repairs Needed
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308. Roof Condition 322. Recent Repairs* Noted

322. Recent Repairs* Noted 329. Attic Access Condition

332. Leakage Noted* 332. Leakage Noted*
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333. Ventilation Condition 333. Ventilation Condition

414. Shower Condition 414. Shower Condition

423. Shower Door Condition 5.0 Electrical
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527. Abandoned Fans? 527. Abandoned Fans?

530. Loose Wire 530. Loose Wire

543. Recessed Light Fixture Condition 543. Recessed Light Fixture Condition
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610. Ductwork Condition 610. Ductwork Condition

624. Evaluation by HVAC Contractor 624. Evaluation by HVAC Contractor

624. Evaluation by HVAC Contractor 624. Evaluation by HVAC Contractor
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729. Sprinkler System 733. Central Vac Condition

733. Central Vac Condition 804. Ceiling Stain
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810. Windows Stuck 810. Windows Stuck

812. Window Sash Condition 812. Window Sash Condition

812. Window Sash Condition 814. Damaged Screen
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816. Door hardware condition 823. Gas Log System Not Inspected

827. Fireplace Condition 835. Cabinet Condition

835. Cabinet Condition


