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4389 Dolly Court, Oviedo, FL 32765  407.678.HOME

Catch us on the web at www.inspectagator.com

High Res Infrared Thermal Imaging


	Today’s inspection date: April 24, 2008
	Inspection time start/finish:  6:30/10:30am

	Requested for:

Street:

City/Zip:
	Susan Wauchope
1408 Royal Palm Drive

Edgewater, 32132
	Phone:  407.288.5667
Phone:  407.
Email:  swauchope@msn.com

	Referred by:  Same
	Phone: 407.
Email:

	PROPERTY TO BE INSPECTED

	Occupied: No
	Slab or Crawl: Slab
	Sq. Ft.  2146 gross

             1524 heated
	Year built: 1993

	Electric/water/gas on:  yes/yes/na
	Entry faces east
	Fire hydrant 500’NW

	Weather pattern:  Mild, no recent significant rain.

	Inspections requested: Full home.

Comments: Sticker indicates previous inspection.  In some houses, concealment of defects may be present but undetectable. Please request a seller’s disclosure statement. If there are any repairs made or are to be made, you should request receipts and all warranty information. Please also see When things go wrong at the end of your report.  If you have not already had a wood destroying organism (WDO) report done, we would recommend it. If you have, please read it carefully.


Persons present at inspection:

	Buyer


Inspectors:

	Jon Bolton
	


Signatures:

Jon Bolton
Signature Inspection
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For comparison only, the average life span of the following roof types are as follows: Fiberglass shingle/rolled composition or bitumen 13-16 years; Ceramic tile 20-50 years; Built up/gravel 15-20 years. Keep tree limbs trimmed above roof surface.
	Component
	Comment
	Perspective

	Main roof
	 SEQ CHAPTER \h \r 1The method of our inspection was from the roof.  This is the first layer.   Gable, fiberglass shingles.  Shingles have frayed edges and tips are starting to curl.   These are indications of advanced age and/or a limited life.  Cleaning mildew may help prolong shingle life.  Do not use bleach or pressure washer.  There are several ripped tabs that need to be replaced now.  
	Minor to moderate


	Estimated age
	 SEQ CHAPTER \h \r 1Roof has the appearance of one that is 8-10 years old but may be original, please note average life span above.  Budget for near future full replacement.  You should be aware that as of 10.01.07 that the cost to re-roof will likely cost you 20-40% more due to required wind mitigation measures.  Please see attached information.  
	Major

	Other roof
	
	

	Ventilation
	 SEQ CHAPTER \h \r 1Ventilation is from ridge and soffit vents.  Missing one end cap.  Recommend replacing to prevent bird/rodent access.  Ridge vents secured with shingle nails.  Some nails are popping.  Recommend screwed fasteners with rubber gaskets for better performance.
	Minor



	Flashing
	 SEQ CHAPTER \h \r 1Metal.   SEQ CHAPTER \h \r 1 Insufficient drip edge overlap.
	Minor



	Skylights
	NA
	

	Chimney
	 SEQ CHAPTER \h \r 1NA  
	

	Plumbing

Vents
	 SEQ CHAPTER \h \r 1Rubber boot/s on vent stacks have become brittle and failed, rest are face nailed, have roofer repair/replace.   
	Moderate



	Dryer exhaust
	Partial blockage noted in dryer vent, recommend cleaning.   SEQ CHAPTER \h \r 1Vertically vented dryer exhausts require routine cleaning to inhibit blockage which leads to mold and moisture related issues as well as fire hazards, see also attached information.  
	Minor



	
Comments:     SEQ CHAPTER \h \r 1As with most things, the older it is the greater the probability of failure.  As your roof ages you may experience leaks.  Not considering other influences, this naturally happens and does not necessarily mean you need a new roof.  All roofs require some maintenance.  
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The building’s construction type is primarily concrete block with frame elements, slab on grade. The driveway and sidewalks are in acceptable condition with normal settling cracks.  House numbers are visible from the street for emergency vehicles to spot.
	Component
	Comment
	Perspective

	Grounds
	Surface drainage and grading has low/negative grade in areas, backfill and regrading advised.  Only minor debris in culvert.
	Minor



	Siding/veneer
	 SEQ CHAPTER \h \r 1Cracks in your stucco type veneer are common. I currently do not see any that exhibit rotation or out of plane movement, however since Hurricane Jeanne, paint quality and shrinkage cracks issues have been amplified.  There are numerous cracks, some large, spalling stucco in multiple places as well.  It is very important to maintain all caulking and paint as this is a function of the building envelope.  This includes light fixtures, windows/doors, penetrations, transitions, etc.  There has never been a paint job on this house.  See representative pictures of vulnerable areas.  Moisture intrusion can lead to veneer damage and mold/mildew growth sometimes not visible. Exterior grout filler, silicone and/or double coat acrylic paint are recommended for entire exterior for veneer longevity and to inhibit moisture intrusion. The more detail caulk and maintenance you do, the better the house will perform.  There is always a possibility of latent/hidden defects from improperly installed vapor barriers, lathe and/or control joints.  If you ever notice discoloration/damage, prompt inspection/repair is critical in reducing further damage.  Stucco type veneer extends to/below deck on framed walls and provides a hidden travel plane for infestation.  Though this may have been permissible at time of construction, I would recommend the stucco be cut up out of the soil to reveal the foundation.  If you then notice any signs of infestation, it can be addressed.  In the current condition, these signs are not visible.  
	Major


	Fascia/soffit
	Appears serviceable.  
	

	Trim
	 SEQ CHAPTER \h \r 1Appears serviceable.  
	

	Windows and

Doors
	Exterior window/door frame caulking needs to be monitored/maintained on a yearly basis to prevent gapping and subsequent moisture intrusion.  Keep all window sill cracks sealed to inhibit interior rebar corrosion and sill damage. 
	

	Hose bibs
	 SEQ CHAPTER \h \r 1Appears serviceable.  Recommend anti siphon devices.  Anti-siphon devices prevent contaminates from flowing the wrong direction back into the potable water.  
	

	Gutter system
	 SEQ CHAPTER \h \r 1SE gutter full of debris.  NW section needs to be re-secured.  East down spout improperly installed, disconnected and terminates under deck next to foundation.  We recommend all guttering systems have splash blocks and/or extension pipes to direct water away from foundation.  
	Minor



	Dryer exhaust
	 SEQ CHAPTER \h \r 1NA   
	

	Comments:   SEQ CHAPTER \h \r 1Due to the nature of any frame construction, normal and routine maintenance is required.  Any shrinkage cracks or joints in wood members must be sealed and maintained to prevent moisture intrusion and further deterioration.
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	Component
	Comment
	Perspective

	Garage is
	 SEQ CHAPTER \h \r 1attached, slab on grade.  
	

	Construction is
	 SEQ CHAPTER \h \r 1concrete block. 
	

	Floor is
	 SEQ CHAPTER \h \r 1concrete, appears serviceable but not fully visible due to stored items.  
	

	Ceiling is
	 SEQ CHAPTER \h \r 1drywall.  Appears serviceable.  
	

	Walls are
	 SEQ CHAPTER \h \r 1concrete block and drywall.  Appears serviceable.  
	

	Garage door
	Single torsion.  This garage door is installed to pre-hurricane standards, metal strut packages are available for upgrade for wind load resistance.  Garage door bucks are secured with cut nails only.  Recommend tap con type bolts as upgrade.  
	Upgrades



	Door opener/s
	has operational auto reverse.  You might consider re-positioning eyes off the ground to about 6” high.
	Minor



	Door to exterior
	NA
	

	Windows
	Appears serviceable.  
	

	
	PORCH
	

	Type
	Patio.  
	

	Construction
	Slab on grade.  Apparent lack of soil prep has resulted in significant settlement and damaged deck.
	Minor



	Flooring
	NA
	

	Built ins
	NA
	

	Screening
	NA
	

	Screen doors
	NA
	

	Roof
	NA
	

	Comments:  
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There is an indicator called a leak stop on your meter. This leak stop indicates if water is moving somewhere

beyond the water meter. This can be checked at any time.  I could not locate this meter, ask seller.
	Component
	Comment
	Perspective

	Source
	Municipal supply and sewer waste.
	

	Main shut off
	 SEQ CHAPTER \h \r 1Located in the garage.  
	

	Supply piping
	Appears serviceable.  Visible supply lines are original copper, 40-60 year life expectancy. 
	

	Waste piping
	Appears serviceable.  Original PVC plastic.  Clean out/s appear serviceable.  It is not uncommon for roots to grow into waste piping joints and can occur at any time.  If this ever becomes an issue, you may wish to have the interior snaked with a camera to identify condition or damage.
	

	Sprinkler system
	 SEQ CHAPTER \h \r 1Timing mechanisms are not inspected, manual controls utilized only.  Be sure to maintain all spray on grass and shrubbery only.  Florida Water Law Statute started requiring installation of rain sensor devices on all automatic irrigation systems installed after 5/01/91.  Your system has rain sensor device.  
	

	Water heater
	 SEQ CHAPTER \h \r 1Appears serviceable.  Statistical average life span of a water heater is 12-15 years.  Yours is currently 15 years old (budget for near future replacement), 40 gallons. Upper/lower elements measured 18.5/18.5 amps.  Water shut off provided, not tested.  TPR valve and extension provided, not tested.  
	

	Fuel system
	 SEQ CHAPTER \h \r 1NA  
	

	Comments: 
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Attic was entered but inspection was limited due to obstructions/physical size.

	Component
	Comment
	Perspective

	Access
	 SEQ CHAPTER \h \r 1Appears serviceable.  
	

	Framing
	 SEQ CHAPTER \h \r 1Appears serviceable.  Truss framing.  
	

	Sheathing
	 SEQ CHAPTER \h \r 1Leakage evidences at bottom of both valleys, north and south sides of garage eaves.  See representative pictures.  I am assuming these are active given the mold/mildew growth and corroded nails.  Have roofer repair.  
	Moderate



	Insulation
	 SEQ CHAPTER \h \r 10-8" blown fibreglass insulation, recommend additional.
	Minor



	Ventilation
	 SEQ CHAPTER \h \r 1Appears serviceable.  Ridge and soffit vents.
	

	Dryer vent
	Appears serviceable.  Leakage around dryer vent as expected, repair from roof.
	Minor



	Bath vent/s
	North bath vent does not extend to exterior rather under roof sheathing near ridge vent.  Currently no mildew growth, recommend extending when roof is replaced.
	Minor



	Exposed wiring
	 SEQ CHAPTER \h \r 1Appears serviceable.  
	

	Plumbing vents
	 SEQ CHAPTER \h \r 1Minor leakage evidenced around plumbing vent stacks as expected, see roof comments.
	Minor



	Skylights
	NA  
	

	Chimney
	NA  
	

	Crawl space
	NA
	

	Comments: 
 SEQ CHAPTER \h \r 1FYI: Blown in fiberglass has an R value of 11 at 4.5", 19 at 7.5", 30 at 12.0", 38 at 15.25"

        Fiberglass batts, 11 at 3.5", 19 at 6.0, 30 at 9.0, 38 at 12.25"

        Cellulose, 11 at 3.2", 19 at 5.6", 30 at 8.8", 38 at 10.5"
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	Component
	Comment
	Perspective

	Service

Amperage
	 SEQ CHAPTER \h \r 1Appears serviceable.  150 amps, main breakered disconnect is located in the utility room.  Aluminum romex service conductors.  Original copper romex branch conductors.  
	

	Service type
	 SEQ CHAPTER \h \r 1Appears serviceable.  Overhead, 120/240 volt, circuit breakers.  
	

	Grounding
	Wire present, rod connection/s not visible. SEQ CHAPTER \h \r 1 
	

	Sub panel
	 SEQ CHAPTER \h \r 1 
	

	Sub panel
	
	

	Switches/outlets

and wiring
	 SEQ CHAPTER \h \r 1Operation of outlets is tested with a circuit tester that identifies how an outlet is wired and also has a trip button designed to simulate an imbalanced load and test the ground fault interrupter feature of GFCI protected outlets.  GFCI protected outlets are recommended for use at exterior, garage, kitchen, baths and any outlets within six feet of water whether they were required at time of construction or not.  GFCI outlets do go bad occasionally, test yours routinely.  Added exterior outlet not properly secured, hot/neutral reverse, no GFCI protection.  Have electrician evaluate and design permanent repairs.  Open neutral at marked master receptacle, repair.  
	Safety



	
	
	

	
	
	

	
	
	

	Comments:
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	Component
	Comment
	Perspective

	Type system
	 SEQ CHAPTER \h \r 1This home has an electrically controlled 2.5ton (3ton evaporator) heat pump system.  The condensing unit is located outside and the air handler is located in the utility room.  Mismatched systems may function but could affect efficiency, operation, manufacturer's warranty and/or FBCR M1307.1.  Condensate line is partially visible and will require routine maintenance to prevent water back up.  
	FYI



	Condition
	 SEQ CHAPTER \h \r 1Maintaining suction line insulation at condensing units recommended for efficiency.  Minor dust/debris noted on bottom of coils, in return and fan area, simple maintenance/cleaning recommended.  A yearly service and monthly filter change is recommended to maintain an efficiently running system.  The filter is located below the air handler and needs to be cleaned.  A filter upgrade is recommended for equipment protection and longevity.  Float switch is recommended as an upgrade.  This device shuts unit down in the event of a condensate line clog.  Condensing unit is out of level.  If compressor/condenser is >10 degrees out of level, internal lubrication may be incomplete.  Recommend re-level and stabilize.
	Maintenance

Upgrade

Minor



	Performance

Statistics
	 SEQ CHAPTER \h \r 1Appears serviceable.  Supply/return temperature is 56.5/73.7.  Normal temperature split (return temp - supply temp) is between 14 and 20 degrees, yours is currently 17.2.  The current operating amperage/manufacturer’s maximum amperage is 8.0/17.8.   The heat mode was also tested and the heat pump portion appears to be serviceable 11.4amps.  Operation of the emergency strips measured 19.1amps.   
	

	Life expectancy
	 SEQ CHAPTER \h \r 1For comparison only, the statistical life expectancy of an AC compressor and furnace is 10-20 years.  Your condensing and evaporative unit is 2/15 years old.  
	

	Ductwork
	 SEQ CHAPTER \h \r 1Appears serviceable.  Round flex and fiberglass duct board.  Since air quality is beyond the scope of this inspection and the interior condition of your duct work is not visible or accessible, you may wish to conduct such quality tests and/or clean your ducts as a matter of environmental hygiene.  
	

	
	
	

	Comments:  
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	Component
	Comment
	Perspective

	Doors, windows
	 SEQ CHAPTER \h \r 1Appears serviceable.  
	

	Walls, floors
	 SEQ CHAPTER \h \r 1Appears serviceable.  
	

	Cabinetry
	 SEQ CHAPTER \h \r 1Water damage to base cabinet under kitchen sink, mold growth unknown. SEQ CHAPTER \h \r 1
	Minor?



	Sink & plumbing
	 SEQ CHAPTER \h \r 1 SEQ CHAPTER \h \r 1
	

	Appliances
	
	

	Disposal
	 SEQ CHAPTER \h \r 1NA  
	

	Dishwasher
	Operation of this aged dishwasher unknown, no water service.   SEQ CHAPTER \h \r 1Improper air gap observed, recommend extending discharge hose from dishwasher and mounting up higher than the bottom of the sink creating a trap.
	Minor



	Range/Oven
	 SEQ CHAPTER \h \r 1Appears serviceable.  Each element was verified for operation but I do not compare interior temperature with knob temperature.  Do not cook unattended.  Missing anti-tip device for range as required by manufacturer, replace.  
	Minor



	Exhaust fan
	 SEQ CHAPTER \h \r 1Appears serviceable. 
	

	Microwave
	 SEQ CHAPTER \h \r 1NA   
	

	Refrigerator
	 SEQ CHAPTER \h \r 1Appears serviceable.   SEQ CHAPTER \h \r 1Temperatures taken with Raytek Raynger ST laser are within normal, 0/32F.  Health Department recommends fridge temp 45F or below.    Ice maker not installed.  Minor fridge door gasket damage.  
	

	
	
	

	
	
	

	Comments:   SEQ CHAPTER \h \r 1Due to the magnitude of recalled appliances, it is not possible in this scope, to research and verify such products.  We encourage you to record the model and serial numbers of all kitchen appliances, water heater and HVAC equipment attached to your prospective home and compare with the recall list at cpsc.gov. A free defective products recall newsletter is available at dpi-inc.com.

Appliances are operated with manual controls only.  
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	Component
	Comment
	Perspective

	Walls, ceiling,
floors
	 SEQ CHAPTER \h \r 1Drywall walls and ceiling.  Carpet and tile floors.  Carpet is old, worn and stained, see also attached health information.  Loose/disbonded tile noted in utility room.  Disbonded tile from concrete slab are common and can occur for many reasons.  Should you decide to replace the tile, matching grout and/or tile may be very difficult.  Leak stains noted on utility room ceiling and above front entry, monitor.  Moisture intrusion noted in random places I checked by pulling carpet, see also exterior page.  I would also recommend pulling baseboard in visible intrusion areas for full damage and/or mold growth discovery.  Chronic water intrusion noted at rear sliding doors, see also exterior page.  An interior infrared scan was performed and found some insulation anomalies, the leaky washer hose bib and the leaky hall toilet valve.  See infrared and digital pictures.
	Health

Minor to ?


	Doors, windows
	 SEQ CHAPTER \h \r 1A representative sampling of windows was taken, screens are not normally checked.  Never block windows with furniture as this could pose fire egress or ingress hazard.  Security door at front entry cannot fully open and inhibits egress, recommend remove.  Hall bedrooms have latch sets only (no locksets).  Sliding glass door latch is broken off, replace.
	Minor

FYI



	Fireplace
	 SEQ CHAPTER \h \r 1NA 
	

	Smoke detectors
	 SEQ CHAPTER \h \r 1Appear serviceable, units responded with manual test button, be sure to replace batteries yearly.  
	

	Stairs/railings
	NA  
	

	Ceiling fans
	 SEQ CHAPTER \h \r 1Appears serviceable.  
	

	Laundry area
	Washer and dryer were not present.
	

	Cabinetry / Shelving
	 SEQ CHAPTER \h \r 1Appears serviceable.  
	

	Dryer exhaust
	 SEQ CHAPTER \h \r 1Appears serviceable.  
	

	Laundry sink
	 SEQ CHAPTER \h \r 1NA  
	

	Plumbing
	 SEQ CHAPTER \h \r 1Minor drip leak at hot valve of washer.   SEQ CHAPTER \h \r 1Most hoses are only designed to last 5 years.  Always monitor your hoses for bulges and replace immediately.  I recommend upgrade to floodchek hoses (www.floodchek.com), see attachment.  
	Minor



	Comments:
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	Component
	Comment
	Perspective

	Walls, ceiling ,
Floors
	 SEQ CHAPTER \h \r 1Appears serviceable.  Drywall walls and ceiling.  Tile floors.  Cracked tile in master bath.  Cracked tiles or cracks in grout lines often follow cracks in the slab.  This is not uncommon but you should monitor to see if the crack/s continue to widen or become out of plane.   If you change the tile out, matching the grout color is very difficult.  Walls behind and around toilets check dry on moisture meter.   Leak stains noted on master bath ceiling, monitor.
	FYI



	Doors, windows
	Appears serviceable.  
	

	Cabinetry
	Appears serviceable.  
	

	Sinks
	Leakage noted at master sink drain.  Recommend new gaskets.
	Minor



	Toilets
	
	

	Tubs
	

	

	Showers
	The presence, requirement and/or enforcement of a shower pan is unknown.  All grout lines, hardware penetrations, transitions and joints must be maintained to inhibit unseen moisture penetration behind the tile.  Moisture stains noted outside master shower enclosure, recommend clean and seal glass/gaskets from interior and monitor.  Shower door is warped and will not close, recommend replace.
	Minor



	Tile work
	No  SEQ CHAPTER \h \r 1elevated moisture found behind tile walls at this time. This is a common occurrence.  As grout lines shrink, water wicks in hairline cracks and gets behind the tile.  Hall shower has deteriorated grout lines. There are currently disbonded tiles/soft walls in the master shower which may be an indication of chronic moisture intrusion.  Interior wall condition unknown.  Recommend tile contractor remove tile for full damage/mold growth discovery and repair/replace as necessary.   
	Major



	
	
	

	Comments:   SEQ CHAPTER \h \r 1Our method of inspection- Shower wall tiles were initially scanned utilizing a Protimeter Pro moisture meter which utilizes frequency technology to detect moisture behind the tile.  (Not all interior wall cavity mold may be detectable.)  Your tile was also tapped to identify loose/disbonded tiles that would indicate moisture intrusion as well as gentle fingertip pushes to identify any soft areas that would indicate interior damage from prolonged or chronic exposure of the tile substrate to moisture.  
During a home inspection, it is unrealistic to run the shower or sinks for prolonged periods of time.  There is and always will be a possibility that you may find issues down the road that were not discovered during the home inspection.  We have done our best using the tools at hand and the visual accessibility of bathrooms and surrounding areas.


	INSPECTION SUMMARY AND COMMENTS
	Susan Wauchope

1408 Royal Palm Drive

Edgewater, 32132
	
The INSPECTAGATOR
April 24, 2008
407.678.HOME or

www.inspectagator.com



	1
	Shingles have frayed edges and tips are starting to curl.   These are indications of advanced age and/or a limited life.  Cleaning mildew may help prolong shingle life.  Do not use bleach or pressure washer.  There are several ripped tabs that need to be replaced now.  
	Minor to moderate



	2
	Roof has the appearance of one that is 8-10 years old but may be original, please note average life span above.  Budget for near future full replacement.  You should be aware that as of 10.01.07 that the cost to re-roof will likely cost you 20-40% more due to required wind mitigation measures.  Please see attached information.  
	Major

	3
	Ventilation is from ridge and soffit vents.  Missing one end cap.  Recommend replacing to prevent bird/rodent access.  Ridge vents secured with shingle nails.  Some nails are popping.  Recommend screwed fasteners with rubber gaskets for better performance.
	Minor



	4
	Insufficient drip edge overlap.
	Minor



	5
	Rubber boot/s on vent stacks have become brittle and failed, rest are face nailed, have roofer repair/replace.   
	Moderate



	6
	Partial blockage noted in dryer vent, recommend cleaning.  Vertically vented dryer exhausts require routine cleaning to inhibit blockage which leads to mold and moisture related issues as well as fire hazards, see also attached information.  
	Minor



	7
	Surface drainage and grading has low/negative grade in areas, backfill and regrading advised.  Only minor debris in culvert.
	Minor



	8
	Cracks in your stucco type veneer are common. I currently do not see any that exhibit rotation or out of plane movement, however since Hurricane Jeanne, paint quality and shrinkage cracks issues have been amplified.  There are numerous cracks, some large, spalling stucco in multiple places as well.  It is very important to maintain all caulking and paint as this is a function of the building envelope.  This includes light fixtures, windows/doors, penetrations, transitions, etc.  There has never been a paint job on this house.  See representative pictures of vulnerable areas.  Moisture intrusion can lead to veneer damage and mold/mildew growth sometimes not visible. Exterior grout filler, silicone and/or double coat acrylic paint are recommended for entire exterior for veneer longevity and to inhibit moisture intrusion. The more detail caulk and maintenance you do, the better the house will perform.  There is always a possibility of latent/hidden defects from improperly installed vapor barriers, lathe and/or control joints.  If you ever notice discoloration/damage, prompt inspection/repair is critical in reducing further damage.  Stucco type veneer extends to/below deck on framed walls and provides a hidden travel plane for infestation.  Though this may have been permissible at time of construction, I would recommend the stucco be cut up out of the soil to reveal the foundation.  If you then notice any signs of infestation, it can be addressed.  In the current condition, these signs are not visible.  
	Major



	9
	SE gutter full of debris.  NW section needs to be re-secured.  East down spout improperly installed, disconnected and terminates under deck next to foundation.  We recommend all guttering systems have splash blocks and/or extension pipes to direct water away from foundation.  
	Minor



	10
	This garage door is installed to pre-hurricane standards, metal strut packages are available for upgrade for wind load resistance.  Garage door bucks are secured with cut nails only.  Recommend tap con type bolts as upgrade.  
	Upgrades



	11
	You might consider re-positioning garage door eyes off the ground to about 6” high.
	Minor



	12
	Apparent lack of soil prep has resulted in significant settlement and damaged patio deck.
	Minor



	13
	Attic- Leakage evidences at bottom of both valleys, north and south sides of garage eaves.  See representative pictures.  I am assuming these are active given the mold/mildew growth and corroded nails.  Have roofer repair.  
	Moderate



	14
	0-8" blown fiberglass insulation, recommend additional.
	Minor



	15
	Attic- Leakage around dryer vent as expected, repair from roof.
	Minor



	16
	North bath vent does not extend to exterior rather under roof sheathing near ridge vent.  Currently no mildew growth, recommend extending when roof is replaced.
	Minor



	17
	Attic- Minor leakage evidenced around plumbing vent stacks as expected, see roof comments.
	Minor



	18
	Added exterior outlet not properly secured, hot/neutral reverse, no GFCI protection.  Have electrician evaluate and design permanent repairs.  Open neutral at marked master receptacle, repair.  
	Safety



	19
	Mismatched AC systems may function but could affect efficiency, operation, manufacturer's warranty and/or FBCR M1307.1.  
	FYI



	20
	Minor dust/debris noted on bottom of coils, in return and fan area, simple maintenance/cleaning recommended.  The filter is located below the air handler and needs to be cleaned.  A filter upgrade is recommended for equipment protection and longevity.  Float switch is recommended as an upgrade.  This device shuts unit down in the event of a condensate line clog.  Condensing unit is out of level.  If compressor/condenser is >10 degrees out of level, internal lubrication may be incomplete.  Recommend re-level and stabilize.
	Maintenance

Upgrade

Minor



	21
	Water damage to base cabinet under kitchen sink, mold growth unknown.
	Minor?



	22
	Operation of this aged dishwasher unknown, no water service.  Improper air gap observed, recommend extending discharge hose from dishwasher and mounting up higher than the bottom of the sink creating a trap.
	Minor



	23
	Missing anti-tip device for range as required by manufacturer, replace.  
	Minor



	24
	Carpet is old, worn and stained, see also attached health information.  Loose/disbonded tile noted in utility room.  Disbonded tile from concrete slab are common and can occur for many reasons.  Should you decide to replace the tile, matching grout and/or tile may be very difficult.  Leak stains noted on utility room ceiling and above front entry, monitor.  Moisture intrusion noted in random places I checked by pulling carpet, see also exterior page.  I would also recommend pulling baseboard in visible intrusion areas for full damage and/or mold growth discovery.  Chronic water intrusion noted at rear sliding doors, see also exterior page.  An interior infrared scan was performed and found some insulation anomalies, the leaky washer hose bib and the leaky hall toilet valve.  See infrared and digital pictures.
	Health

Minor to ?



	25
	Security door at front entry cannot fully open and inhibits egress, recommend remove.  Hall bedrooms have latch sets only (no locksets).  Sliding glass door latch is broken off, replace.
	Minor

FYI



	26
	Minor drip leak at hot valve of washer.  
	Minor



	27
	Cracked tile in master bath.  Cracked tiles or cracks in grout lines often follow cracks in the slab.  This is not uncommon but you should monitor to see if the crack/s continue to widen or become out of plane.   If you change the tile out, matching the grout color is very difficult.  Leak stains noted on master bath ceiling, monitor.
	FYI



	28
	Leakage noted at master sink drain.  Recommend new gaskets.
	Minor



	29
	Moisture stains noted outside master shower enclosure, recommend clean and seal glass/gaskets from interior and monitor.  Shower door is warped and will not close, recommend replace.
	Minor



	30
	Hall shower has deteriorated grout lines. There are currently disbonded tiles/soft walls in the master shower which may be an indication of chronic moisture intrusion.  Interior wall condition unknown.  Recommend tile contractor remove tile for full damage/mold growth discovery and repair/replace as necessary.   
	Major




	OTHER COMMENTS

	 SEQ CHAPTER \h \r 1It is not our intention to insult any person’s work or home.  We are hired to report what we see and render an opinion.  In some cases we must report to worst case scenario solely to make our client an informed buyer.  This also helps protect and limit liability for all parties involved.  Whether or not alterations or repairs are made has no bearing on our work or opinion.

	 SEQ CHAPTER \h \r 1There are always upgrades and more disaster resistant products and building techniques available that may not be addressed in a standard home inspection.

	 SEQ CHAPTER \h \r 1It is obviously not possible, realistic or feasible in this time frame, to remove all furniture and wall hangings to inspect behind or under.  If you remove flooring it is quite common to find slab cracks.  If wall hangings or wall paper are removed it is quite common to find mold/mildew.

	

	

	 SEQ CHAPTER \h \r 1We wish you God’s speed and protection in your moving and please call us if you have questions.

	 SEQ CHAPTER \h \r 1Forms copy right J. Bolton 2000
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