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Authorization: The Client has requested the inspection of the Subject Property 
subject to the following limitations:   

This inspection is performed in accordance to the Standards of Practice of the American Society of Home Inspectors (ASHI) and the 
Georgia Association of Home Inspectors.  (GAHI)  We strive to meet and exceed these requirements.   The report is an opinion of 
the present condition of the property, based on a visual inspection of the readily accessible features of the building.  The inspection 
is not a guarantee, warranty or an insurance policy.  Recommendations for further review may be noted, as we do not want to 
represent ourselves as being more knowledgeable than a qualified professional. This inspection report is for the exclusive use of the 
client.  No use of the information by any other party is intended.   

Limitations:    Your Authorization is an acknowledgement on your part you understand the inspection and report are an opinion 
based on a visual inspection of the accessible features of the building.  The intent of our contract is to make you aware an inspection 
is not technically exhaustive and all encompassing.  Without dismantling the house and its systems, there are limitations.   
Throughout any inspection, inferences are often drawn which cannot be confirmed by direct observation.  Clues and symptoms often 
do not reveal the extent or severity of problems. Therefore, it should be understood  while we can substantially reduce the risk, we 
cannot eliminate it, nor do we assume it. The inspection is not a guarantee or warranty.    

Living in a house can only discover some problems.  They cannot be discovered during a few hours of a home inspection.   For 
example some shower stalls leak when people use the shower, but do not leak when you simply turn on the tap.  Some roofs and 
basements only leak when specific conditions exist  (frozen ground, wind driven rain et cetera). Some problems will only be 
discovered when carpets are lifted, furniture is moved or finishes are removed.   

Realizing all properties experience some degree of wear, cosmetic considerations are not within the scope of 
this report.  Some items, which may be considered as cosmetic in nature, may be noted to assist you in 
evaluating maintenance items, which are in need of attention.  Even the most comprehensive inspection cannot 
be expected to reveal every condition you may consider significant to ownership.  If you feel an item was 
overlooked,  please inform us as soon as possible so we may review and/or correct the situation.   

Exclusions:   

This inspection is performed according to the “Authorization and Contract for Inspection Services” . Items and 
conditions which are not within the scope of the inspection shall include, but are not limited to, the following: 
swimming pools and spas; private sewer systems (septic tanks) and wells; solar heating systems, and heating 
system accessories, water sprinkler systems, the presence of mold, air quality, alarm and security systems, 
central vac systems, smoke and CO equipment and chimney flues.  If you have any concerns regarding these 
items then independent inspections by a specialist in these areas should be performed prior to consummating 
your contract.  Pest infestation is excluded.   No inspection is made for hazardous materials. Only items listed 
on this report are inspected. Any items not listed are therefore, excluded from the report.   

Should you have any questions about the house in the future we would be happy to answer these.   There is no 
fee for this telephone consulting.  Other than the inspection we have no financial interest in the property. 
Contractors should be contacted for specific quotations. If you receive advice, which differs from our report, 
please contact us before committing to any expense.   

This is a confidential report and is for the sole use of the Client.     

The signed authorization is already on file with the Inspector.  
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Inspector 's comments: During the inspection all Systems and appliances unless noted, were in working order. Note 
your typed consolidated Inspection report is divided into individual headings and placed in numerical sequence for easy 
reference.  There will be category listings to identify levels of importance such as (RA) , Repair ASAP.  (MO), Monitor.  
This will need to be watched or measured for change,   (PL), Punch list indicating a minor repair but repair none the 
less.  (EV), Further evaluation necessary etc.,  All defect items on new home repor ts are considered to be in need of 
cor rection.     

The Home Reference Book is a valuable tool and contains important information as it relates to your home. Should 
you have made the decision to purchase this book, it is recommended you review the book paying particular attention to 
the section marked maintenance.   

Recommended Trade Policy: While we will not recommend anyone for this work (see your agent for a list of  
contractors) nor do the work ourselves, we are available to specify in detail the scope of the work to be done.  

       Recommended:   the inspector recommends a homeowner warranty policy and termite inspection bond and certificate   

About Radon Scans:  Upon request a radon scan will be performed with a PC organized Geiger-Counter-detected 
test for Radon particles.  A scan will give an indication if excessive levels of Radon are present only during that test 
period.   However, the results are not warranted to be accurate (see the Home Reference Encyclopedia 
Supplementary Section, Item 2.0 "Radon", SS "Testing)." There is an additional charge for this test.   Should higher 
levels than are normal be discovered, then further more sophisticated testing will be recommended.    

About Pr ice Quotes: Parties Agree that Inspector and / or his employees / agents assume no responsibility for any 
cost figures estimated within the report verbally or otherwise. The costs may be included at the discretion of the 
inspector ONLY as a guide to the seriousness of the items reported as a Deficiency. Prices are “ in place”  prices, 
meaning that if a toilet seat must be replaced, the price quoted includes expert tradesman removal of the old seat, 
delivery of the new seat, installation, and haul away of debris.  

Should we quote any prices, they will be verbal estimates only. This should be viewed purely as a guide and is felt to be 
adequate to hire an experienced tradesman (working in his own specialty) with all materials, clean up and haul away 
included.  
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RATING EXPLANATION   

(C) = CONSTRUCTION CODE DEFECT  - This code item was not completed to code at the time of original 
construction and should be completed as soon as possible (ASAP).  Do not ignore.  

(D) = DELETE.  Delete this item from the report.  Not needed in the report.  

(EV) = EVALUATION REQUIRED – Repair or consider bringing in a specialist to examine this issue for a 
second or further opinion.    

(F) = FUNCTIONING AS INTENDED - This item has been looked at and is working at the time of 
inspection. 

(FYI)  - FOR YOUR INFORMATION.  Does not necessarily represent an improper condition or need for 
repair.  This is a comment to assist you in understanding a situation.    

(I) = THIS ITEM HAS BEEN INSPECTED.   Indicating it has been looked at and there may be no comment 
associated with this item.      

(LL) = LIMITED LIFE.  Currently functioning, but appearance and/or age indicate that limited remaining life 
is expected.  Plan for early repair or replacement   

(M) = MAINTENANCE ITEM – This defect is a result of poor maintenance and should be placed at the top of 
the list for an early repair     

(MO) = MONITOR – This condition is questionable.    This will need to be watched or measured for change.  
Should you see any adverse changes then action will need to be taken.   

(NA) = NOT APPLICABLE 

(NF) = NOT FINISHED.  This work was never completed.  Consider it not finished.   

(NI) = THIS ITEM NOT INSPECTED.  This is an item that may have been present and did not get inspected 
due to an item that we do not inspect or because it could not be inspected due to failure or non operation.     

(PL) = PUNCH LIST, MINOR REPAIR ITEM – Items considered minor in nature.  Repair at your discretion. 

(RA) = REPAIR ASAP DO NOT IGNORE. - Not performing its function or its condition is not appropriate 
for its age or use.  Replacement or extensive repair will be required and should be done ASAP.       

(UN) = UNPREDICTABLE – This component could last a few weeks, months or years? Plan to repair.   

(UP) = UPGRADE – This is a recommended improvement    
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INTRODUCTORY COMMENTS AND GENERAL INFORMATION 

  

 
 
1.0 INTRODUCTORY COMMENTS  

   
This is a 5 bedroom 4.5 bath home on two stories with a full undiminished basement. This home is level at 
the street but drops off to the rear with slopes to the right and left side. The rear is fairly level but moves to 
a natural setting and continues to drain to the rear of the property. The basement if is raised and and filled. 
The rear floor of the basement is about 6 feet above rear grade. This is an all brick home with a triple car 
garage with 3 separate garage doors. There is a full length deck off to the rear and a separate landing and 
stairs from the basement exit. A pre sheet rock inspection was done on this home and that report should be 
considered as part of this report for data purposes and referral.  
 
Ask the builder to identify the areas of the pre sheet rock report that were not completed as requested.  

1.1 TIME OF INSPECTION list star t and end time. 
   
8:00 AM. start time 
2:30 PM end time.  
 
Physical inspection time 6.5 hours.  
Write up of report time 6.75 hours  

1.2 PRESENT DURING INSPECTION, this will identify par ticipating par ties 
   
 the owner, present during the entire inspection and shadowed the inspector.  
 
Stan A. Garnet, Lead inspector 
Sean Garnet, Assistant inspector.  

1.3 WEATHER CONDITIONS  
   
Clear and then rain. 
55 degrees beginning to 68 degrees finish. 

1.4 CLIENT PHONE NUMBERS 
   
770-754-5504 h 
404-699-3804 o Gary 
678-485-3508 c Gary 
404-505-5930 f  

1.5 CURRENT ADDRESS  
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Alpharetta, Georgia, 30004 
 
 
 
 

ROOFING 

Styles &  Mater ials 
VIEWED ROOF COVERING 
FROM: 
GROUND 
FROM WINDOWS 

ROOF DRAINAGE 
SYSTEM: 
ALUMINUM GUTTERS 
ALUMINUM DOWN 
SPOUTS 
UNDERGROUND 
DRAINAGE 
SURFACE DRAINAGE 

CHIMNEY 
(exter ior ): 
EIFS/STUCCO 
STUCCO OVER 
METAL 

ROOFING 
MATERIAL: 
SHINGLES 

SLOPE OF 
ROOF: 
HIGH 

STYLE OF ROOF: 
GABLE 
TURRET 

ROOF INSPECTION 
LIMITED: 
FULL VISIBILITY 
PROVIDED 

   

 
 

 
2.0 ROOF COVERINGS, GENERAL  
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Construction code defect  
All roofing systems should be serviced and evaluated by a professional roofer at least every 18 months. 
 
Seal all toe nail holes throughout the roofing system. Toe nail holes although very small allow water to 
penetrate the roofing system and the affect the overall integrity of the system. This can result in deck 
damage and other issues caused by water penetration. Found some exposed and nails extending nails in 
the roof deck.  
 
Exposed nail heads need to be covered and sealed. Some areas noted are at the top of the ridges and the 
turret roof.  
 
Facia corners have open and exposed deck corners. Shingles do not cover the corners properly and the 
wood is exposed on several corners. Check all and repair as necessary.  
 
The dormer roofs at the edges are exposed and need to be sealed and properly flashed. This is the fronts. 
The rear connection to the roof line is void of any flashing to deflect water away from the connection 
point.  
 

2.1 ROOF FLASHING  
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Construction code defect  
Install kick out flashing at all gutter termination points whether it is a stack or a wall. Flashing is designed 
to redirect the water flow into the gutter and to prevent it from draining between the gutter end and the 
wall. 
 
Kick out flashing is missing or incorrectly installed at the dormer corners. Correct.  
 
Add kick out flashing to the bay roof on the right side at the wall termination point.  
 
Flashing around the dormers is poor based on the water penetration into the knee wall dormer space off of 
the master closets. Stains noted, damaged carpeting noted. Repair all and seal all toe nail holes. Add kick 
out flashing as indicated.  
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2.2 CHIMNEYS AND STACKS  

 
Maintenance item for repair  
There is a dish attached to the stucco stack. The attachment will need to be checked once to twice per year 
to ensure the fasteners are well caulked and not letting water penetrate.  

2.3 VENT PIPES AND OTHER PENETRATIONS  

 
Not finished  
Abandoned flue vent on roof. Either convert to a roof vent or seal. 

2.4 SIDE WALL CLEARANCE TO SHINGLES corner  boards  
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Construction code defect  
All sidewalls where they intersect the roof must be clear of the roof by at least 2 inches. The flashing shall 
be visible and proper water diverters (kick out flashing installed in the appropriate locations).. 
 
Facing the house looking at the inside corner of the front dining room wall and the garage wall. The stone 
work on the house starting at roof level has no step flashing. There is also no kick out flashing on the first 
side wall turn. There is no kick out flashing at the gutter termination of the garage gutter into the front 
stone wall. There is only some rubberized material penetrating through the stone and on top of the 
shingles. This is a highly vulnerable area for water penetration and by all appearances has not been built to 
keep waster out. See interior notes on the front dining room wall. During the inspection we had some light 
rain. Water poured down the front inside corner wall on the exterior on the stone from the top of the roof. 
The gutter at the top of the roof is dropping water into the side wall with a scupper connection. The entire 
set up is inappropriate for total protection against water intrusiion and damage.  
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2.5 ROOF DRAINAGE SYSTEMS gutters, downspout  
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Construction code defect  
Gutters appear intact but due to the lack of recent rain, I am unable to determine if gutters leak at seams or 
spill water. 
 
Downspout needs extension and a buried drain line to carry water away from home at rear right corner.  
 
there are several areas where the gutters are tied into the roof shingles with open ends. These gutters are 
too tight to the shingles and do not allow for water to drain off. They also become catch points for debris 
and build up which will lead to water leaks. Correct and allow for sufficient clearance at the ends.  
 
Front right of garage corner downspout needs an extension bend to move the water to the driveway.  
 
Downspout from upper roof to lower roof creates a catch point for debris. Lift bottom of downspout from 
the lower roof to allow water and debris to drain underneath. Located at the right side garage roof corner.  
 
The rear gable roof line into the great room wall is a catch point and problem area. Water is spilling out 
from this corner. No kick out or water diverter exists here. Deck boards have already been replaced due to 
this spill. Add a catch basin and downspout to capture the excessive flow of water and create a water 
diverter to make sure the water goes where it is intended to go.  
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EXTERIOR 

Styles &  Mater ials 
EXTERIOR INSPECTION 
GENERAL INFORMATION: 
FROM GROUND LEVEL 
FROM A LADDER 
CAR IN GARAGE RESTRICTED 
THE INSPECTION 

APPURTENANCE: 
DECK WITH STEPS 
PATIO 
DECK IS MADE OF WOOD 

DECK/ PORCH AND STOOP: 
DECK IS MADE OF WOOD 
PORCH IS MADE OF BRICK AND 
CONCRETE 
THE FRONT STOOP IS HIGHER THAN THE 
TOP OF THE FOUNDATION WALL 

EXTERIOR WALL SURFACE: 
BRICK VENEER 
FULL BRICK 
STACK STONE 
STUCCO/EIFS 
STUCCO ACCENTS 

SHUTTERS: 
WOOD 
FRONT WALL 

 

EXTERIOR ENTRY DOORS: 
FRENCH DOOR 

WINDOW TYPES: 
DOUBLE-HUNG 
DOUBLE PANE GLASS 
THERMAL/INSULATED 

WINDOW MANUFACTURER: 
UNKNOWN 

GARAGE TYPES: 
ATTACHED GARAGE 
TRIPLE CAR GARAGE WITH 3 
SEPARATE DOORS. 
RIGHT SIDE OF HOUSE 

GARAGAE DOOR TYPE: 
THREE AUTOMATIC 
REMOTE DOOR OPENER NOT TESTED 
WIRED FOR SAFETY LIGHTS 
GARAGE DOOR WILL REVERSE WHEN 
MET WITH RESISTANCE 

GARAGE DOOR MATERIAL: 
FIBERGLASS 

DRIVEWAY: 
CONCRETE 
GOOD DRAINAGE 
EXPANSION JOINTS BUILT 
INTO DRIVEWAY SYSTEM. 

TOPOGRAPHY: 
IS CUT INTO THE HILL SIDE 
SLOPES AWAY FROM THE HOUSE 
REAR 
RIGHT SIDE 
LEFT SIDE 
IS LEVEL IN THE FRONT 
HAS A RAVINE SETTING 
DEAD TREES PRESENT 

 

THE RETAINING WALLS ARE: 
A RETAINING WALL IS 
REQUIRED 
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3.0 BRICK EXTERIOR WALL CLADDING  

  

 

 

Not finished  
Seal around all openings of all penetration wires, pipes etc. Especially pay attention to the exit point of the 
freon lines. 
 
Steel lintels are rusted. Clean, paint with rust retardant paint. (M) 
 
Install a proper seal in the brick wall around the freon line. Current Styrofoam is deteriorating.  
 
Missing weep holes along the left side under the windows.  
 

3.1 STUCCO WALL CLADDING  
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Construction code defect  
The sidewalls on the dormers are too close to the roof shingles. An appropriate 2 inch clearance is 
necessary. The kick out flashing at the lower corners needs to redirect water away from the corner and not 
allow it wrap the corner. The bottom of the stucco wall shall be finished with a backer rod and allowed to 
drain. The same issue applies to the bottom of the chimney stack.  

3.2 EAVES, SOFFITS AND FASCIAS AND TRIM 
FUNCTIONING AS INTENDED  
 
 
 
 
 
 

3.3 DOORS (Exter ior)  

 
Construction code defect  
Caulk and seal all exterior door thresholds and door jambs. 
 
There is an absence of historical clues due to new finishes, paint and trim. 
 
Seal the front door jamb and threshold The door bell is missing at the front door. Add. 

3.4 WINDOWS  
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Construction code defect, Maintenance item for repair  
Due to the height of the building there is a safety issue on the windows. It is recommended that safety 
stops be installed on the upper floor windows to prevent full opening of the lower sashes. By using the 
upper sashes we can protect against accidents. 
 
Caulk and seal the wood to brick connections where they are beginning to open up.  
 
Windows do not seat correctly and remain slightly ajar. Make all adjustments and correct ASAP. These 
are located  
 
The brick sill does not have the appropriate slope necessary to move water off of the sill. Many of the sills 
are inadequately sloped.  

3.5 GARAGE, doors and inter ior   
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Monitor, Upgrade  
Sensors are in place and will reverse the door. 
 
Garage door jambs are too close to the grade. These should be cut back and mitered. Failing that they need 
to be caulked and sealed to prevent water intrusion and wicking. 
 
Hairline cracks noted on the garage floor. These are typical and within tolerance. They can be sealed and 
monitored. 
 
As an upgrade pressure wash the garage floor and then paint. This will help you to monitor the floor for 
any changes and also keep the interior dust free.  

3.6 DECKS, BALCONIES, STOOPS, STEPS, AREAWAYS, PORCHES AND APPLICABLE 
RAILINGS  
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Construction code defect  
There is an absence of historical clues due to new finishes, paint and trim. 
 
Deck band requires flashing installation to protect the wall against water damage. Although the flashing is 
present it does not tuck into the brick mortar line nor does it come far enough over the banding board 
under the decking boards. This needs to be repaired.  
 
The lower hand rail top is not nailed. Secure. The grip rail is too short on the lower section and needs to be 
increased from top to bottom.  
 
There is earth to wood contact on the deck posts and rail posts. Clear. 
 
The concrete pad support at the bottom of the deck stairs is missing. Add. Remove all wood supports now 
buried into the grade.  
 
The top of the stoop is higher than the top of the foundation wall. The front entrance is totally unprotected 
and will continue to take in a lot of water. This will be a continuing issue for water penetration into the 
basement. Either remove the stoop and rebuild it to properly drain water away or add a canopy over the 
front porch entrance. This will be a high maintenance area.  
 
There is earth to wood contact on the deck posts and rail posts. Clear. 
 
Several of the 6*6 posts are warped, twisted, or split open requiring replacement and or repair on the rear 
deck. Add diagonal bracing to the tops of the post supports under the end band for additional support and 
safety.  

3.7 VEGETATION, GRADING, DRAINAGE, TOPOGRAPHY  
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Construction code defect  
Ground drain lines needs extending and bury below surface at the rear right corner.  
 
The grade across the wall needs to be 4" below the top of the slab. Located at the front on both left and 
right side and along the right side rear half. The left side is also covering the weep holes from the front to 
the middle half. The left side has stud walls that are buried below grade. Check out the water spigot from 
the inside to the outside. A good 12 inches too high. See interior notes and water penetrate;ion.  
 
Remove all deteriorated and abandoned tree stumps and dead wood that are attractions to termites. 
allocated to the rear of the property.  
 
Erosion conditions exist in several areas on the slopes. Shore up with retailing walls. Located along the 
right and left side. On the left side shore up the air conditioning systems. On the right side shore up the 
concrete pad from the basement walk out.  
 
Add erosion control to the rear natural area of the property. There currently is evidence of erosion just 
beyond the grass area.  
 
Rear underground drain right corner turns up and will cause flooding in this area. Correct.  

3.8 DRIVEWAYS, PATIOS, WALKWAYS, mailbox 
FUNCTIONING AS INTENDED  

3.9 RETAINING WALLS.  
Not finished  
Short retaining walls needed to the rear right and left sides to control erosion and stabilize the air systems 
and the rear patio slab off of the left side walk out from the basement.  
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INSULATION, VENTING SYSTEMS AND ATTIC 

Styles &  Mater ials 
ATTIC INSULATION 
MATERIAL: 
BLOWN 
CELLULOSE 

R- VALUE: 
R-30 OR BETTER 

ROOF VENTILATION: 
PASSIVE 
SOFFIT VENTS 
SOFFITS VENTS ARE RECTANGULAR AND 
SPACED 
TURBINES 

BATH EXHAUST FAN TYPES: 
FAN ONLY 
VENTS INTO ATTIC SPACE 

  

AIR VAPOR BARRIER: 
NOT FOUND 
WALLS ARE SPOT CHECKED 

DRYER VENT: 
METAL 
TERMINATES OUTSIDE 
TERMINATES THROUGH THE 
WALL 

 

 
 

 
4.0 VENTING SYSTEMS (Kitchens, baths and laundry) 

FUNCTIONING AS INTENDED  

4.1 VENTILATION OF ATTIC AND FOUNDATION AREAS  
FUNCTIONING AS INTENDED  
The knee wall backing into the great room on the keeping room side has falling insulation. Repair.  
 
The keeping room ceiling is covered with plywood attic side but no insulation. I can not determine if there 
is insulation between the the Sheetrock and the plywood. Ask the builder to identify the procedures used 
to insulate this ceiling.  

4.2 WEATHER STRIPPING  
FUNCTIONING AS INTENDED 

4.3 ATTIC SPACE  
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Construction code defect  
Add a service light in front of the HVAC system(s). 
 
Knee wall area in front of the master closet area has several areas where the insulation is falling from the 
wall. Correct.  
 
 

4.4 INSULATION AND VAPOR RETARDERS (in unfinished spaces) 
For your information FYI  
No insulation of floor system in the basement.  

4.5 BASEMENT INSULATION  

 
Construction code defect  
The ICC model energy code 2000 code number 602.1.5 deals with Basement walls as follows: Where the 
basement is considered a conditioned space, the basement walls shall be insulated in accordance with 
Table 602.1. Where the basement is not considered a conditioned space, either the basement wall or the 
ceiling(s) separating the basement from conditioned space shall be insulated in accordance with Table 
602.1. Where basement walls are required to be insulated, the required R-value shall be applied from the 
top of the basement wall to a depth of 10 feet below grade or to the top of the basement floor, whichever is 
less. 
 
Repair falling insulation in the walls and areas where the insulation does not fit correctly.  
 
Add insulation to the rim joists where missing.  
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STRUCTURAL COMPONENTS 

Styles &  Mater ials 
ACCESS: 
THERE ARE FINISHES OR INSULATION 
AND OR STORAGE CONCEALING 
STRUCTURAL COMPONENTS 

FOUNDATION: 
POURED 
CONCRETE 
UNFINISHED 
BASEMENT 

FLOOR 
STRUCTURE: 
WOOD JOISTS 

WALL 
STRUCTURE: 
2 X 4 WOOD 
2 X 6 WOOD 
WOOD FRAME 

COLUMNS OR 
PIERS: 
SUPPORTING 
WALLS 

CEILING STRUCTURE: 
JOISTS 
RAFTERS 

ROOF 
STRUCTURE: 
ROOF JOISTS 

ROOF-TYPE: 
GABLE 
TURRET 

  

ROOF SHEATHING: 
OSB BOARD 
PLY CLIPS IN PLACE 

    

 
 

 
 
 
 
 
 
5.0 FOUNDATIONS (Structure)  
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Not finished  
There is a vertical separation at the step down of the foundation wall that requiems attention. This is 
located on the left side approximately half way back from the front wall. Monitor for any water intrusion. 
If this happens you will need to pressure seal the area. This area has had concrete added to fill the void 
during the pour process.  

5.1 FLOORS (Structural)  
Not finished  
Sub floor is popping and needs to be better secured in several of the rooms on the top floor. 

5.2 WALLS (Structural)  
Construction code defect, Not finished  
Seal along the sole plate at the foundation wall. (C) 
 
The sole plate is improperly secured to the top of the foundation wall. This should be secured by either 
Simpson straps or by bolts into the concrete. An acceptable secondary method is the use of "Hilti nails" 
(power gun nails shot into the concrete). Examination at the pre sheet rock inspection and now shows a 
lack of connectors securing the sole plate to the foundation wall. Correct this issue.  

5.3 COLUMNS OR PIERS  
FUNCTIONING AS INTENDED  
Please refer to the pre sheet rock inspection report. 

5.4 CEILINGS (structural)  

 
Construction code defect  
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Most walls and ceilings in finished basement are covered and structural members are not visible. No 
obvious problems discovered. We could not see behind these coverings. 
 
As noted in the pre sheet rock inspection the floor joists on the first floor tie into a steel beam and are 
connected by notching the top and bottom of the joist. This calls for an engineers letter to confirm 
acceptability of the over notched condition. At a minimum add blocking board to each side of the steel 
beam between each joist in order to stabilize the joists and provide additional support.  

5.5 ROOF STRUCTURE AND ATTIC 
FUNCTIONING AS INTENDED  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ELECTRICAL SYSTEMS 

Styles &  Mater ials 
SERVICE ENTRANCE CABLE: 
ALUMINUM WIRE 
UNDERGROUND 

PANEL BOX AND RATING: 
(2) 200 AMP SERVICE PANEL 
FUSE BLOCK(S) ARE NOT PULLED 
NEUTRAL AND GROUND SEPARATE BUS BARS 

PANEL LOCATION &  TYPE: 
BREAKERS 
IN THE BASEMENT 

ELECTRICAL CONDUCTORS: 
110 VOLTS 
220 VOLTS 
ABOVE GROUND 
COPPER 

SERVICE SIZE: 
ONE SERVICE 
TWO 200 AMP PANEL BOXES 

OUTLETS: 
GROUNDED 
TYPICAL NUMBER 

SYSTEM GROUNDING: 
GROUND ROD(S) 
COPPER 
WATER PIPES 
REGULATOR VALVE IS BONDED AND JUMPED 

GFCI: 
LOCATED IN 
BATHROOM 
BASEMENT 
EXTERIOR 
GARAGE 
JACUZZI 
KITCHEN 
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6.0 SERVICE ENTRANCE CONDUCTORS 

FUNCTIONING AS INTENDED  

6.1 SERVICE AND GROUNDING EQUIPMENT, MAIN OVERCURRENT DEVICE, MAIN AND 
DISTRIBUTION PANELS  

 
Construction code defect  
Add a bonding wire between the hot and cold plumbing lines on the water heater. 

6.2 BRANCH CIRCUIT CONDUCTORS, OVERCURRENT DEVICES AND COMPATIBILITY OF 
THEIR AMPERAGE AND VOLTAGE  
Construction code defect  
The bedrooms all have arc fault breakers. The lights in the bathroom are wired to this branch circuit. The 
bathroom lights are not to be on the same circuit as the bedroom receptacles. The bathrooms affected are 
the jack and Jill and the rear left bedroom bathroom.  

6.3 CONNECTED DEVICES AND FIXTURES (Observed from a representative number operation of 
ceiling fans, lighting fixtures, switches and receptacles located inside the house, garage, and on the 
dwelling's exter ior  walls)  
Construction code defect  
All concealed electrical components are not inspected. 
 
In the exterior rear gable wall of the keeping room there is a cover plate sealing the junction box. This is 
not an approved outdoor plate and needs to be changed to seal the box and protect the wiring.  

6.4 POLARITY AND GROUNDING OF RECEPTACLES WITHIN 6 FEET OF INTERIOR 
PLUMBING FIXTURES, AND ALL RECEPTACLES IN GARAGE, CARPORT, EXTERIOR 
WALLS OF INSPECTED STRUCTURE  
Evaluation required  
Found the presence of one ground rod. It appears there are two but the second one was buried. All ground 
rods need to be surface exposed. Correct.  

6.5 OPERATION OF GFCI (GROUND FAULT CIRCUIT INTERRUPTERS)  
For your information FYI  
Caution: Many people plug refrigerators and freezers into GFCI receptacles located in the garage. This is 
not a good practice, since these receptacles have a tendency to trip and you could lose all of the food.  

6.6 SMOKE DETECTORS  
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FUNCTIONING AS INTENDED 

6.7 LOCATION OF MAIN AND DISTRIBUTION PANELS  
For your information FYI  
Main panel box is located at basement. However, main disconnect (shut-off) is outside at meter base panel 
(for your information).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

HEATING 

Styles &  Mater ials 
MANUFACTURER: 
GOODMAN 

NO. OF UNITS &  BTU RATING OF 
HEATING SYSTEMS: 
EVERYTHING IS MEASURED IN 1000 BTU 
UNIT 1 
ATTIC 
100 000 BTU 
UNIT2 
BASEMENT 
100 000 BTU 

AGE OF SYSTEM IN YEARS: 
FAILURE RATE IS CONSIDERED LOW 
1 

HEAT TYPE: 
FORCED AIR 

ENERGY SOURCE: 
GAS 
HEAT LOSS CALCULATIONS ARE NOT 
DONE 
BLACK IRON PIPING 
DRIP LEG PRESENT 
SAFETY DEVICES ARE NOT TESTED 

SYSTEM EFFICIENCY &  FAILURE 
PROBABILITY: 
MID EFFICIENCY 
LOW FAILURE PROBABILITY 
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HEATER FLU VENT: 
METAL 
VENT IS THROUGH THE 
ROOF 

DUCTWORK: 
FLEXIBLE 
INSULATED 
REQUIRES MASTIC AT THE CONNECTING 
POINTS 

FILTER TYPE: 
ACCESSIBLE FROM WITHIN UNIT 
DISPOSABLE 
NOT HELD SECURELY IN PLACE 

FILTER SIZE: 
16x25 

FIREPLACES IN THE HOUSE: 
TWO 
GREAT ROOM 
MASTER BEDROOM 

FIREPLACE TYPES: 
GAS LOG 
GAS/LP LOG STARTER 

FIREPLACE FLU: 
METAL   

 
 

 
7.0 HEATING EQUIPMENT  

  
Construction code defect  
This unit is due for a regular maintenance check up and servicing. 
 
Unit in the basement is noisy. Have this serviced.  
 
Add a service light in front of the HVAC system in the attic.  
 
Wiring to the unit is not clipped, secure and in a safe location. It represents a trip hazard. Connectors 
missing on low voltage wiring. For safety reasons all attic units must have a minimum of a 30 inch floor 
space in front of the unit and a walkway from the attic hatch to the unit. Correct this situation.  

7.1 NORMAL OPERATING CONTROLS  
Evaluation required  
The thermostat for the top floor is located in the master bedroom. This will have an effect on overall 
temperatures in the rest of the top floor. Consideration to mounting the thermostat in a more central 
location to the upstairs should be given. Be prepared to balance your system for the top floor based on the 
controlled setting and temperature in the master.  

7.2 AUTOMATIC SAFETY CONTROLS 
FUNCTIONING AS INTENDED  

7.3 HEAT DISTRIBUTION SYSTEMS (including fans, pumps, ducts and piping, with supports, 
insulation, air  filters, registers, radiators, fan coil units and convectors)  
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Construction code defect  
For your information the filters are located inside the units, one in the attic and one in the basement.  
 
Filter assembly and support not working. This unit is located in the basement unit.  
 
Install a heat shield on the ducting system as it enters the ceiling of the basement so that the duct has 
sufficient clearance to all wood members. This is located in the basement.  
 
Add mastic to all connection points on all ducts to the main system. Do not use tape.  

7.4 PRESENCE OF INSTALLED HEAT SOURCE IN EACH ROOM 
Construction code defect  
There was no supply found in the kitchen area. Install.  

7.5 CHIMNEYS, FLUES AND VENTS 
FUNCTIONING AS INTENDED  

7.6 GAS/LP FIRELOGS AND FIREPLACES 
FUNCTIONING AS INTENDED  
 
 
 
 
 
 
 
 
 
 

AIR CONDITIONING 

Styles &  Mater ials 
CENTRAL AIR 
MANUFACTURER: 
GOODMAN 

NUMBER OF UNITS AND AGE 
OF UNITS: 
UNIT 1 
1 YR. 
UNIT 2 
1 YR 

COOLING EQUIPMENT TYPE: 
AIR COOLED SYSTEM 
STANDARD AIR CONDITIONING SYSTEM 

CAPACITY IN TONS: 
BOTH UNITS THE SAME 

FAILURE PROBABILITY: 
UNIT 1 

AIR CONDITIONER GENERAL STATUS: 
COOLING GAIN AND COOLING LOSS 
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4 TONS FAILURE RATE IS LOW 
UNIT 2 
FAILURE RATE IS LOW 

CALCULATIONS ARE NOT DONE 

   

 
 

 
8.0 COOLING AND AIR HANDLER EQUIPMENT  

  

  
Construction code defect  
Ambient air test was performed by using thermometers on air handler of both Air conditioners to 
determine if the difference in temperatures of the supply and return air are between 14 degrees and 22 
degrees which indicates unit is cooling as intended. The supply air temperature for the top floor on your 
system read 50 degrees, and the return air temperature was 66 degrees. This indicates range in temperature 
drop is normal.  
 
Seal the freon line at the plenum in the attic and repair the exterior insulation on the line at the units.  
 
The sleeve on the suction line in the attic is deteriorated. Recommend repair as needed to prevent 
condensation.  
 
Level the exterior condensing units. 
 
Condensing drain line too close to the house. Extend the line located at the left side behind the air systems. 
 
Location of the outdoor condensing units is on a slope. Install a small retaining wall in front of the first 



 31

unit. Level and shore up around both units to make sure they are not affected by erosion. 
 
Add support to the freon line running the length of the attic space.  

8.1 NORMAL OPERATING CONTROLS 
FUNCTIONING AS INTENDED  

8.2 DISTRIBUTION SYSTEMS (including fans, pumps, ducts and piping, with supports, insulation, air  
filters, registers, radiators, fan coil units and convectors)  

 
Construction code defect, Upgrade  
Have this unit serviced by a qualified heating and air company. Clean, level the exterior unit. 
 
When servicing the unit have the safety float switch connected to the drain pan tested for operation to 
make sure the air system is completely shut down should there be a back up of the condensate system.  
 
The attic unit is protected against condensate overflow by a safety shut off switch connected to the drip 
pan. There is a stub for an overflow drain line to be added. These switches have a tendency to fail and it is 
highly recommended that a safety drain line be added and run to the exterior over the top of a window. 
This will prevent against accidental overflow and damage to your ceiling and interior space.  
 
 
 
 
 
 
 
 
 
 
 
 

PLUMBING SYSTEM 

Styles &  Mater ials 
PLUMBING SUPPLY SERVICE PIPING 
&  SHUT OFF: 
PVC (PLASTIC) 
SHUT OFF VAVLE IS LOCATED 
IN THE BASEMENT 
FRONT 

WATER SOURCE: 
PUBLIC 

WATER PRESSURE: 
FLOW IS BELOW AVERAGE 
PRESSURE SHOULD BE 
BETWEEN 50 AND 80 PSI 
45 PSI 
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ON THE WALL 
WATER FILTERS: 
NONE 
(We do not inspect filtration systems) 

DISTRIBUTION LINES INSIDE THE 
HOUSE: 
COPPER 

WASTE PIPING &  PUMPS: 
PVC 
THE SEPTIC SYSTEM WAS NOT 
INSPECTED 

WASTE TYPE AND CLEAN OUT 
SYSTEM: 
LEFT EXTERIOR SIDE 
SEPTIC OR PRIVATE SYSTEM 
THE SEPTIC SYSTEM WAS NOT 
INSPECTED 

WATER HEATER MANUFACTURER 
AND GENERAL INFO: 
RHEEM 
SUSPENDED ON STAND  

AGE OF WATER HEATER AND 
FAILURE PROBABILITY: 
FAILURE PROBABILITY IS LOW 
1 YR 

WATER HEATER CAPACITY: 
50 GAL (2-3 PEOPLE) 
TWO UNITS 

WATER HEATER POWER 
SOURCE: 
GAS (QUICK RECOVERY) 

WATER HEATER LOCATION: 
IN THE BASEMENT FURNACE ROOM 
RAISED APPROPRIATELY ON A METAL 
STAND 

FIXTURES NOT TESTED OR NOT IN 
SERVICE: 
CONCEALED PLUMBING 
ISOLATING RELIEF VALVES 
JACUZZI TUB 
MAIN SHUT OFF VALVES 
TUB SINK OVERFLOWS 
WATER TREATMENT EQUIPMENT 

 

 
 

 
9.0 MAIN WATER SHUT-OFF DEVICE, exter ior  water ing devices  

Construction code defect  
Water pressure was measured at 46 PSI. Typical water pressure should be between 50 and 80 PSI. This 
pressure is on the lower side and can be adjusted upwards.  
 
The main shut-off is the blue on front wall in basement (For your info). 

 

 

 

 

 

 

 

9.1 GAS METER AND LINES  
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Maintenance item for repair  
The exterior gas line is rusted. Remove the rust and paint with a rust retardant paint. 

9.2 HOT WATER SYSTEMS, CONTROLS, CHIMNEYS, FLUES AND VENTS  
Not finished  
The water heater closest to the furnace needs to be cleaned of interior debris found at the bottom. Service. 

9.3 INTERIOR DRAIN, WASTE AND VENT SYSTEMS 
FUNCTIONING AS INTENDED  

9.4 INTERIOR WATER SUPPLY AND DISTRIBUTION SYSTEMS AND FIXTURES  

 
Maintenance item for repair  
Toilet in the left side bathroom needs an adjustment as it continues to run for a lengthy period after use. 
 
Water faucet handle needs to be replaced on the exterior spigot.  
 
Exterior left side spigot needs to be secured in wall.  

9.5 JACUZZI  TUBS  
Not finished  
Clean debris from under the Jacuzzi tub at the access point. 
 
This unit has a double motor system and access to the motors is blocked. 
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9.6 BATHROOMS  

 
FUNCTIONING AS INTENDED  
We have a noisy fan located in the master bedroom.  
 
There are several holes in the bottom of the sink cabinet. Seal all and or replace bottom of cabinet located 
in the rear left bathroom.  

9.7 LAUNDRY ROOM  
Not finished  
Laundry room has a drain in the floor.  
 
Dryer vent pipe running the basement ceiling is poorly connected and not correctly sealed. Correct. 

9.8 KITCHEN  
FUNCTIONING AS INTENDED 

9.9 FUEL STORAGE AND DISTRIBUTION SYSTEMS (Inter ior  fuel storage, piping, venting, 
supports, leaks)  

 
FUNCTIONING AS INTENDED  
We have connection issues with the vent pipe to the water heater. Have this inspected by a licensed 
heating and air company and properly fit the pipe at its connection points.  
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INTERIORS 

Styles &  Mater ials 
CEILING MATERIALS: 
SHEETROCK 

WALL MATERIAL: 
SHEETROCK 

FLOOR 
COVERING(S): 
CARPET 
CERAMIC 
CONCRETE 
HARDWOOD T&G 

CABINETRY: 
WOOD 

COUNTERTOP: 
GRANITE  

WATER PENETRATION: 
WE CAN NOT PREDICT HOW OFTEN THE 
BASEMENT WILL LEAK 
THE BASEMENT APPEARS TO BE DRY WITH 
LITTLE INDICATION OF MOISTURE INTRUSION 

GENERAL COMMENTS: 
STORAGE AND FURNISHINGS IN SOME 
AREAS LIMITED THE INSPECTION 
THE QUALITY OF THE CHIMNEY DRAW 
CAN NOT BE DETERMINED 
CHIMNEY FLUE ARE NOT INSPECTED 
THE FIREPLACE WAS IN USE DURING 
THE INSPECTION 
SECURITY SYSTEMS ARE NOT 
INSPECTED 
INTERCOMS ARE NOT INSEPECTED 
CO DETECTORS ARE NOT INSPECTED 
COSMETIC FINISHES ARE NOT 
COMMENTED ON 

 

 
 

 
10.0 CEILINGS  

 
Construction code defect  
Seal all openings in the basement ceiling including those around all plumbing pipes. Fire stop all areas. 
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10.1 WALLS  
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Construction code defect, Repair ASAP do not ignore.  
The freon line between the attic evaporator coil and the exterior condensing unit exits inside the exterior 
left wall. The bedroom rear left side captures all of the noises of the fluid transmission inside this line. 
This is extremely noisy and more so in the evening when there would be no other sounds present to 
disguise the noise level. This line is running too close to the wall and does not have sufficient sound 
proofing within this wall cavity. Correct.  
 
In the basement on the front porch foundation wall there is evidence of water penetration. Metal tie straps 
are rusted, water stains and rust stains down the wall, the sole plate has water damage and staining and 
seepage is apparent under the sole plate. This is due to the height of the front stoop which is higher than 
the top of the foundation wall. The front porch is an open environment and clearly will continue to be an 
issue. It is impossible to ascertain the flashing install and the build out under the stoop. Correction action 
will require removal of the stoop and the install of proper flashing, weeps and water proofing.  
 
The pre sheet rock inspection made note of the need to add flashing along the bottom of the front door 
opening. This is a potential source of water infiltration at the front porch.  
 
On the left side wall in the basement where the pipes exit through the wall there are open cavities and 
damage to the sheathing board. Repair and seal all.  
 
Along the right side basement stud wall we have evidence of water leaking behind the sheathing board. 
The exterior grade wall is at least 12 inches higher than the top of the slab. If left in this condition, water 
will continue to penetrate this wall and ultimately create a mold and mildew issue along with rotting of 
the wood members. The exterior grade needs to be lowered to 4 inches below the top of the slab.  
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The front dining room wall at the intersection of the garage wall is showing evidence of high moisture 
content in the wall. The trim molding is expanding, there is mildew beginning to show on the surface, the 
MDF panel board is blistering and the use of a moisture meter along the wall and wood sections shows a 
reading over the highest reading available on the meter. Water currently has been entering this wall 
cavity and it is coming in off of the roof level (see notes under roof). The source of this water must be 
corrected immediately. The wall needs to be opened up to address the potential damages inside the wall 
including but not limited to insulation damages. Without opening the wall we will be unable to ascertain 
the extent of water damage and penetration. Due to the clues now present and the high moisture reading 
it is safe to say we have water penetration into the cavity. Further exploratory procedures are called for.  

10.2 FLOORS  

  

 

 

Repair ASAP do not ignore.  
Sub floor is popping in several areas on the top floor. This can be secured better under the carpeting.  
 
Note that the carpeting is badly soiled in the master closet due to water leaks from the roof. This type of 
stain can not be cleaned correctly and carpet replacement is called for. Further evidence of water 
penetration noted on the storage box left next to the dormer wall.  
 
The concrete basement flooring system has normal settlement cracks present. Recommend sealing with 
liquid concrete and monitoring for any changes.  
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10.3 STEPS, STAIRWAYS, BALCONIES AND RAILINGS  

 
Construction code defect  
Railing top floor catwalk is in need of tightening. Slightly loose. 
 
The basement lower staircase is without a railing on the interior side. This is a safety issue and required 
per code.  

10.4 DOORS (REPRESENTATIVE NUMBER)  
Maintenance item for repair  
Door drifts at rear left bedroom. Adjust to level so that it stays open. This is due to the door not being 
hung plumb.  

10.5 WINDOWS (REPRESENTATIVE NUMBER) 
FUNCTIONING AS INTENDED  

10.6 FIREPLACE  
FUNCTIONING AS INTENDED 

10.7 SMOKE DETECTORS  
FUNCTIONING AS INTENDED 

10.8 BASEMENT/CRAWL  
Construction code defect  
Seal all openings in the ceiling around all pipes, wires and plumbing openings. Fire stop measures. 

10.9 COUNTERS AND A REPRESENTATIVE NUMBER OF CABINETS 
FUNCTIONING AS INTENDED  
 
 
 
 
 
 
 
 
 
 



 40

 
 
 
 

KITCHEN/ LAUNDRY ROOM /APPLIANCES 

Styles &  Mater ials 
DISHWASHER: 
IN PLACE 
DISHWASHING DRYING CYCLE IS NOT TESTED 

DISPOSER: 
IN PLACE 

EXHAUST/RANGE HOOD: 
VENTED 
EXHAUSTO THE OUTSIDE 

BUILT-IN MICROWAVE: 
NEW 

REFRIGERATOR: 
NOT INSPECTED 

LAUNDRY ROOM: 
110 HOOK UP 
220 HOOK UP 
HAS A VENT TO THE OUTSIDE 
HAS A WASTE STAND PIPE 
HOT AND COLD WATER SUPPLY 
SEPARATE ROOM PROVIDED 

COOKTOP: 
GAS 

BUILT IN OVEN: 
DOUBLE 

SINK: 
STEEL 

COUNTER TOPS: 
GRANITE  

BAR SINK: 
STEEL 

DOOR BELL: 
DOES NOT EXIST   

 
 

 
11.0 GENERAL COMMENTS re appliances  

FUNCTIONING AS INTENDED  
Appliances are checked for start up and shut down operations but are not checked for operations of 
heating ranges, cooling ranges or air losses. An appliance repairman should be called in if you have any 
concerns regarding your appliances.  

11.1 RANGES/OVENS/COOKTOPS 
FUNCTIONING AS INTENDED  

11.2 RANGE HOOD  
FUNCTIONING AS INTENDED 

11.3 FOOD WASTE DISPOSER  
FUNCTIONING AS INTENDED 

11.4 MICROWAVE COOKING EQUIPMENT 
FUNCTIONING AS INTENDED  

11.5 LAUNDRY ROOM  
FUNCTIONING AS INTENDED 

11.6 DISHWASHER  
FUNCTIONING AS INTENDED 
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SEPTIC SYSTEMS 

Styles &  Mater ials 
SEPTIC TANK: 
NOT INSPECTED (BELOW GROUND) 
EVALUATE LOCATION OF FIELD LINES 
 

 
 
12.0 SEPTIC FIELD  

FUNCTIONING AS INTENDED  
Inspected the property and there were no signs of failure or blockage and the grounds appear normal. I 
did not visually locate the septic nor did I inspect the tank and drain lines for size or condition. Changes 
in water volume use can sometimes have an impact on septic tanks that before were working properly. I 
recommend that you have your system inspected every 3 to 5 years and pumped to determine it's true 
condition.  
 
Have the builder provide the location of the tank and field lines to you for your future reference.  

12.1 VISIBLE INSPECTION OF INSIDE TANK  
FUNCTIONING AS INTENDED  
This inspection did not access the tank or determine it's location. 
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SUMMARY REPORT 

 
Inspectors Associates, Inc. 770-512-8228  

PO Box 500877, Atlanta, Georgia, 31150  

Customer 
Gary Stackpole 

Allison Stackpole 

Home  
1685 Eversedge Dr., 

Alpharetta, GA 30004 

The following items or discoveries indicate that these systems or components do not function as intended or 
adversely affects the habitability of the dwelling; or appear to warrant further investigation by a specialist, or 
requires subsequent observation.  

This summary shall not contain recommendations for routine upkeep of a system or component to keep it in 
proper functioning condition or recommendations to upgrade or enhance the function, efficiency, or safety of 
the home.  

This Summary is not the entire report. The complete report may include additional information of concern to 
the customer. It is recommended that the customer read the complete report.  

ROOFING  

2.0  ROOF COVERINGS, GENERAL  
Construction code defect  
All roofing systems should be serviced and evaluated by a professional roofer at least every 18 
months. 
 
Seal all toe nail holes throughout the roofing system. Toe nail holes although very small allow 
water to penetrate the roofing system and the affect the overall integrity of the system. This can 
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result in deck damage and other issues caused by water penetration. Found some exposed and nails 
extending nails in the roof deck.  
 
Exposed nail heads need to be covered and sealed. Some areas noted are at the top of the ridges 
and the turret roof.  
 
Facia corners have open and exposed deck corners. Shingles do not cover the corners properly and 
the wood is exposed on several corners. Check all and repair as necessary.  
 
The dormer roofs at the edges are exposed and need to be sealed and properly flashed. This is the 
fronts. The rear connection to the roof line is void of any flashing to deflect water away from the 
connection point.  
 

2.1  ROOF FLASHING  
Construction code defect  
Install kick out flashing at all gutter termination points whether it is a stack or a wall. Flashing is 
designed to redirect the water flow into the gutter and to prevent it from draining between the 
gutter end and the wall. 
 
Kick out flashing is missing or incorrectly installed at the dormer corners. Correct.  
 
Add kick out flashing to the bay roof on the right side at the wall termination point.  
 
Flashing around the dormers is poor based on the water penetration into the knee wall dormer 
space off of the master closets. Stains noted, damaged carpeting noted. Repair all and seal all toe 
nail holes. Add kick out flashing as indicated.  
 
 

2.2  CHIMNEYS AND STACKS  
Maintenance item for  repair   
There is a dish attached to the stucco stack. The attachment will need to be checked once to twice 
per year to ensure the fasteners are well caulked and not letting water penetrate.  

2.3  VENT PIPES AND OTHER PENETRATIONS  
Not finished  
Abandoned flue vent on roof. Either convert to a roof vent or seal.  

2.4  SIDE WALL CLEARANCE TO SHINGLES corner  boards  
Construction code defect  
All sidewalls where they intersect the roof must be clear of the roof by at least 2 inches. The 
flashing shall be visible and proper water diverters (kick out flashing installed in the appropriate 
locations).. 
 
Facing the house looking at the inside corner of the front dining room wall and the garage wall. 
The stone work on the house starting at roof level has no step flashing. There is also no kick out 
flashing on the first side wall turn. There is no kick out flashing at the gutter termination of the 
garage gutter into the front stone wall. There is only some rubberized material penetrating through 
the stone and on top of the shingles. This is a highly vulnerable area for water penetration and by 
all appearances has not been built to keep waster out. See interior notes on the front dining room 
wall. During the inspection we had some light rain. Water poured down the front inside corner wall 
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on the exterior on the stone from the top of the roof. The gutter at the top of the roof is dropping 
water into the side wall with a scupper connection. The entire set up is inappropriate for total 
protection against water intrusiion and damage.  
 

2.5  ROOF DRAINAGE SYSTEMS gutters, downspout  
Construction code defect  
Gutters appear intact but due to the lack of recent rain, I am unable to determine if gutters leak at 
seams or spill water. 
 
Downspout needs extension and a buried drain line to carry water away from home at rear right 
corner.  
 
there are several areas where the gutters are tied into the roof shingles with open ends. These 
gutters are too tight to the shingles and do not allow for water to drain off. They also become catch 
points for debris and build up which will lead to water leaks. Correct and allow for sufficient 
clearance at the ends.  
 
Front right of garage corner downspout needs an extension bend to move the water to the 
driveway.  
 
Downspout from upper roof to lower roof creates a catch point for debris. Lift bottom of 
downspout from the lower roof to allow water and debris to drain underneath. Located at the right 
side garage roof corner.  
 
The rear gable roof line into the great room wall is a catch point and problem area. Water is 
spilling out from this corner. No kick out or water diverter exists here. Deck boards have already 
been replaced due to this spill. Add a catch basin and downspout to capture the excessive flow of 
water and create a water diverter to make sure the water goes where it is intended to go.  

EXTERIOR  

3.0  BRICK EXTERIOR WALL CLADDING  
Not finished  
Seal around all openings of all penetration wires, pipes etc. Especially pay attention to the exit 
point of the freon lines. 
 
Steel lintels are rusted. Clean, paint with rust retardant paint. (M) 
 
Install a proper seal in the brick wall around the freon line. Current Styrofoam is deteriorating.  
 
Missing weep holes along the left side under the windows.  
 

3.1  STUCCO WALL CLADDING  
Construction code defect  
The sidewalls on the dormers are too close to the roof shingles. An appropriate 2 inch clearance is 
necessary. The kick out flashing at the lower corners needs to redirect water away from the corner 
and not allow it wrap the corner. The bottom of the stucco wall shall be finished with a backer rod 
and allowed to drain. The same issue applies to the bottom of the chimney stack.  
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3.3  DOORS (Exter ior)  
Construction code defect  
Caulk and seal all exterior door thresholds and door jambs. 
 
There is an absence of historical clues due to new finishes, paint and trim. 
 
Seal the front door jamb and threshold The door bell is missing at the front door. Add.  

3.4  WINDOWS  
Construction code defect, Maintenance item for  repair   
Due to the height of the building there is a safety issue on the windows. It is recommended that 
safety stops be installed on the upper floor windows to prevent full opening of the lower sashes. By 
using the upper sashes we can protect against accidents. 
 
Caulk and seal the wood to brick connections where they are beginning to open up.  
 
Windows do not seat correctly and remain slightly ajar. Make all adjustments and correct ASAP. 
These are located  
 
The brick sill does not have the appropriate slope necessary to move water off of the sill. Many of 
the sills are inadequately sloped.  

3.6  DECKS, BALCONIES, STOOPS, STEPS, AREAWAYS, PORCHES AND APPLICABLE 
RAILINGS  
Construction code defect  
There is an absence of historical clues due to new finishes, paint and trim. 
 
Deck band requires flashing installation to protect the wall against water damage. Although the 
flashing is present it does not tuck into the brick mortar line nor does it come far enough over the 
banding board under the decking boards. This needs to be repaired.  
 
The lower hand rail top is not nailed. Secure. The grip rail is too short on the lower section and 
needs to be increased from top to bottom.  
 
There is earth to wood contact on the deck posts and rail posts. Clear. 
 
The concrete pad support at the bottom of the deck stairs is missing. Add. Remove all wood 
supports now buried into the grade.  
 
The top of the stoop is higher than the top of the foundation wall. The front entrance is totally 
unprotected and will continue to take in a lot of water. This will be a continuing issue for water 
penetration into the basement. Either remove the stoop and rebuild it to properly drain water away 
or add a canopy over the front porch entrance. This will be a high maintenance area.  
 
There is earth to wood contact on the deck posts and rail posts. Clear. 
 
Several of the 6*6 posts are warped, twisted, or split open requiring replacement and or repair on 
the rear deck. Add diagonal bracing to the tops of the post supports under the end band for 
additional support and safety.  

3.7  VEGETATION, GRADING, DRAINAGE, TOPOGRAPHY  
Construction code defect  
Ground drain lines needs extending and bury below surface at the rear right corner.  
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The grade across the wall needs to be 4" below the top of the slab. Located at the front on both left 
and right side and along the right side rear half. The left side is also covering the weep holes from 
the front to the middle half. The left side has stud walls that are buried below grade. Check out the 
water spigot from the inside to the outside. A good 12 inches too high. See interior notes and water 
penetrate;ion.  
 
Remove all deteriorated and abandoned tree stumps and dead wood that are attractions to termites. 
allocated to the rear of the property.  
 
Erosion conditions exist in several areas on the slopes. Shore up with retailing walls. Located along 
the right and left side. On the left side shore up the air conditioning systems. On the right side 
shore up the concrete pad from the basement walk out.  
 
Add erosion control to the rear natural area of the property. There currently is evidence of erosion 
just beyond the grass area.  
 
Rear underground drain right corner turns up and will cause flooding in this area. Correct.  

3.9  RETAINING WALLS.  
Not finished  
Short retaining walls needed to the rear right and left sides to control erosion and stabilize the air 
systems and the rear patio slab off of the left side walk out from the basement.  

INSULATION, VENTING SYSTEMS AND ATTIC  

4.3  ATTIC SPACE  
Construction code defect  
Add a service light in front of the HVAC system(s). 
 
Knee wall area in front of the master closet area has several areas where the insulation is falling 
from the wall. Correct.  
 
 

4.5  BASEMENT INSULATION  
Construction code defect  
The ICC model energy code 2000 code number 602.1.5 deals with Basement walls as follows: 
Where the basement is considered a conditioned space, the basement walls shall be insulated in 
accordance with Table 602.1. Where the basement is not considered a conditioned space, either the 
basement wall or the ceiling(s) separating the basement from conditioned space shall be insulated 
in accordance with Table 602.1. Where basement walls are required to be insulated, the required R-
value shall be applied from the top of the basement wall to a depth of 10 feet below grade or to the 
top of the basement floor, whichever is less. 
 
Repair falling insulation in the walls and areas where the insulation does not fit correctly.  
 
Add insulation to the rim joists where missing.  

STRUCTURAL COMPONENTS  
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5.0  FOUNDATIONS (Structure)  
Not finished  
There is a vertical separation at the step down of the foundation wall that requiems attention. This 
is located on the left side approximately half way back from the front wall. Monitor for any water 
intrusion. If this happens you will need to pressure seal the area. This area has had concrete added 
to fill the void during the pour process.  

5.1  FLOORS (Structural)  
Not finished  
Sub floor is popping and needs to be better secured in several of the rooms on the top floor.  

5.2  WALLS (Structural)  
Construction code defect, Not finished  
Seal along the sole plate at the foundation wall. (C) 
 
The sole plate is improperly secured to the top of the foundation wall. This should be secured by 
either Simpson straps or by bolts into the concrete. An acceptable secondary method is the use of 
"Hilti nails" (power gun nails shot into the concrete). Examination at the pre sheet rock inspection 
and now shows a lack of connectors securing the sole plate to the foundation wall. Correct this 
issue.  

5.4  CEILINGS (structural)  
Construction code defect  
Most walls and ceilings in finished basement are covered and structural members are not visible. 
No obvious problems discovered. We could not see behind these coverings. 
 
As noted in the pre sheet rock inspection the floor joists on the first floor tie into a steel beam and 
are connected by notching the top and bottom of the joist. This calls for an engineers letter to 
confirm acceptability of the over notched condition. At a minimum add blocking board to each 
side of the steel beam between each joist in order to stabilize the joists and provide additional 
support.  

ELECTRICAL SYSTEMS  

6.1  SERVICE AND GROUNDING EQUIPMENT, MAIN OVERCURRENT DEVICE, MAIN 
AND DISTRIBUTION PANELS  
Construction code defect  
Add a bonding wire between the hot and cold plumbing lines on the water heater. 

6.2  BRANCH CIRCUIT CONDUCTORS, OVERCURRENT DEVICES AND 
COMPATIBILITY OF THEIR AMPERAGE AND VOLTAGE  
Construction code defect  
The bedrooms all have arc fault breakers. The lights in the bathroom are wired to this branch 
circuit. The bathroom lights are not to be on the same circuit as the bedroom receptacles. The 
bathrooms affected are the jack and Jill and the rear left bedroom bathroom.  

6.3  CONNECTED DEVICES AND FIXTURES (Observed from a representative number 
operation of ceiling fans, lighting fixtures, switches and receptacles located inside the house, 
garage, and on the dwelling's exter ior  walls)  
Construction code defect  
All concealed electrical components are not inspected. 
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In the exterior rear gable wall of the keeping room there is a cover plate sealing the junction box. 
This is not an approved outdoor plate and needs to be changed to seal the box and protect the 
wiring.  

6.4  POLARITY AND GROUNDING OF RECEPTACLES WITHIN 6 FEET OF INTERIOR 
PLUMBING FIXTURES, AND ALL RECEPTACLES IN GARAGE, CARPORT, 
EXTERIOR WALLS OF INSPECTED STRUCTURE  
Evaluation required  
Found the presence of one ground rod. It appears there are two but the second one was buried. All 
ground rods need to be surface exposed. Correct.  
 
 
 
 
 

HEATING  

7.0  HEATING EQUIPMENT  
Construction code defect  
This unit is due for a regular maintenance check up and servicing. 
 
Unit in the basement is noisy. Have this serviced.  
 
Add a service light in front of the HVAC system in the attic.  
 
Wiring to the unit is not clipped, secure and in a safe location. It represents a trip hazard. 
Connectors missing on low voltage wiring. For safety reasons all attic units must have a minimum 
of a 30 inch floor space in front of the unit and a walkway from the attic hatch to the unit. Correct 
this situation.  

7.1  NORMAL OPERATING CONTROLS  
Evaluation required  
The thermostat for the top floor is located in the master bedroom. This will have an effect on 
overall temperatures in the rest of the top floor. Consideration to mounting the thermostat in a 
more central location to the upstairs should be given. Be prepared to balance your system for the 
top floor based on the controlled setting and temperature in the master. 

7.3  HEAT DISTRIBUTION SYSTEMS (including fans, pumps, ducts and piping, with supports, 
insulation, air  filters, registers, radiators, fan coil units and convectors)  
Construction code defect  
For your information the filters are located inside the units, one in the attic and one in the 
basement.  
 
Filter assembly and support not working. This unit is located in the basement unit.  
 
Install a heat shield on the ducting system as it enters the ceiling of the basement so that the duct 
has sufficient clearance to all wood members. This is located in the basement.  
 
Add mastic to all connection points on all ducts to the main system. Do not use tape.  
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7.4  PRESENCE OF INSTALLED HEAT SOURCE IN EACH ROOM  
Construction code defect  
There was no supply found in the kitchen area. Install. 

AIR CONDITIONING  

8.0  COOLING AND AIR HANDLER EQUIPMENT  
Construction code defect  
Ambient air test was performed by using thermometers on air handler of both Air conditioners to 
determine if the difference in temperatures of the supply and return air are between 14 degrees and 
22 degrees which indicates unit is cooling as intended. The supply air temperature for the top floor 
on your system read 50 degrees, and the return air temperature was 66 degrees. This indicates 
range in temperature drop is normal.  
 
Seal the freon line at the plenum in the attic and repair the exterior insulation on the line at the 
units.  
 
The sleeve on the suction line in the attic is deteriorated. Recommend repair as needed to prevent 
condensation.  
 
Level the exterior condensing units. 
 
Condensing drain line too close to the house. Extend the line located at the left side behind the air 
systems.  
 
Location of the outdoor condensing units is on a slope. Install a small retaining wall in front of the 
first unit. Level and shore up around both units to make sure they are not affected by erosion. 
 
Add support to the freon line running the length of the attic space.  

8.2  DISTRIBUTION SYSTEMS (including fans, pumps, ducts and piping, with supports, 
insulation, air  filters, registers, radiators, fan coil units and convectors)  
Construction code defect, Upgrade  
Have this unit serviced by a qualified heating and air company. Clean, level the exterior unit. 
 
When servicing the unit have the safety float switch connected to the drain pan tested for operation 
to make sure the air system is completely shut down should there be a back up of the condensate 
system.  
 
The attic unit is protected against condensate overflow by a safety shut off switch connected to the 
drip pan. There is a stub for an overflow drain line to be added. These switches have a tendency to 
fail and it is highly recommended that a safety drain line be added and run to the exterior over the 
top of a window. This will prevent against accidental overflow and damage to your ceiling and 
interior space.  

PLUMBING SYSTEM  

9.0  MAIN WATER SHUT-OFF DEVICE, exter ior  water ing devices  
Construction code defect  
Water pressure was measured at 46 PSI. Typical water pressure should be between 50 and 80 PSI. 
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This pressure is on the lower side and can be adjusted upwards.  
 
The main shut-off is the blue on front wall in basement (For your info). 

9.1  GAS METER AND LINES  
Maintenance item for  repair   
The exterior gas line is rusted. Remove the rust and paint with a rust retardant paint. 

9.2  HOT WATER SYSTEMS, CONTROLS, CHIMNEYS, FLUES AND VENTS  
Not finished  
The water heater closest to the furnace needs to be cleaned of interior debris found at the bottom. 
Service.  

9.4  INTERIOR WATER SUPPLY AND DISTRIBUTION SYSTEMS AND FIXTURES  
Maintenance item for  repair   
Toilet in the left side bathroom needs an adjustment as it continues to run for a lengthy period after 
use.  
 
Water faucet handle needs to be replaced on the exterior spigot.  
 
Exterior left side spigot needs to be secured in wall.  

9.5  JACUZZI  TUBS  
Not finished  
Clean debris from under the Jacuzzi tub at the access point. 
 
This unit has a double motor system and access to the motors is blocked.  

9.7  LAUNDRY ROOM  
Not finished  
Laundry room has a drain in the floor.  
 
Dryer vent pipe running the basement ceiling is poorly connected and not correctly sealed. Correct.  

INTERIORS  

10.0  CEILINGS  
Construction code defect  
Seal all openings in the basement ceiling including those around all plumbing pipes. Fire stop all 
areas.  

10.1  WALLS  
Construction code defect, Repair  ASAP do not ignore.  
The freon line between the attic evaporator coil and the exterior condensing unit exits inside the 
exterior left wall. The bedroom rear left side captures all of the noises of the fluid transmission 
inside this line. This is extremely noisy and more so in the evening when there would be no other 
sounds present to disguise the noise level. This line is running too close to the wall and does not 
have sufficient sound proofing within this wall cavity. Correct.  
 
In the basement on the front porch foundation wall there is evidence of water penetration. Metal tie 
straps are rusted, water stains and rust stains down the wall, the sole plate has water damage and 
staining and seepage is apparent under the sole plate. This is due to the height of the front stoop 
which is higher than the top of the foundation wall. The front porch is an open environment and 
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clearly will continue to be an issue. It is impossible to ascertain the flashing install and the build 
out under the stoop. Correction action will require removal of the stoop and the install of proper 
flashing, weeps and water proofing.  
 
The pre sheet rock inspection made note of the need to add flashing along the bottom of the front 
door opening. This is a potential source of water infiltration at the front porch.  
 
On the left side wall in the basement where the pipes exit through the wall there are open cavities 
and damage to the sheathing board. Repair and seal all.  
 
Along the right side basement stud wall we have evidence of water leaking behind the sheathing 
board. The exterior grade wall is at least 12 inches higher than the top of the slab. If left in this 
condition, water will continue to penetrate this wall and ultimately create a mold and mildew issue 
along with rotting of the wood members. The exterior grade needs to be lowered to 4 inches below 
the top of the slab.  
 
The front dining room wall at the intersection of the garage wall is showing evidence of high 
moisture content in the wall. The trim molding is expanding, there is mildew beginning to show on 
the surface, the MDF panel board is blistering and the use of a moisture meter along the wall and 
wood sections shows a reading over the highest reading available on the meter. Water currently has 
been entering this wall cavity and it is coming in off of the roof level (see notes under roof). The 
source of this water must be corrected immediately. The wall needs to be opened up to address the 
potential damages inside the wall including but not limited to insulation damages. Without opening 
the wall we will be unable to ascertain the extent of water damage and penetration. Due to the 
clues now present and the high moisture reading it is safe to say we have water penetration into the 
cavity. Further exploratory procedures are called for.  

10.2  FLOORS  
Repair  ASAP do not ignore.  
Sub floor is popping in several areas on the top floor. This can be secured better under the 
carpeting.  
 
Note that the carpeting is badly soiled in the master closet due to water leaks from the roof. This 
type of stain can not be cleaned correctly and carpet replacement is called for. Further evidence of 
water penetration noted on the storage box left next to the dormer wall.  
 
The concrete basement flooring system has normal settlement cracks present. Recommend sealing 
with liquid concrete and monitoring for any changes.  

10.3  STEPS, STAIRWAYS, BALCONIES AND RAILINGS  
Construction code defect  
Railing top floor catwalk is in need of tightening. Slightly loose. 
 
The basement lower staircase is without a railing on the interior side. This is a safety issue and 
required per code.  

10.4  DOORS (REPRESENTATIVE NUMBER)  
Maintenance item for  repair   
Door drifts at rear left bedroom. Adjust to level so that it stays open. This is due to the door not 
being hung plumb. 

10.8  BASEMENT/CRAWL  
Construction code defect  
Seal all openings in the ceiling around all pipes, wires and plumbing openings. Fire stop measures. 
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Inspectors Associates, Inc. 770-512-8228  

Home inspectors are not required to report on the following: Life expectancy of any component or system; 
The causes of the need for a repair; The methods, materials, and costs of corrections; The suitability of the 
property for any specialized use; Compliance or non-compliance with codes, ordinances, statutes, regulatory 
requirements or restrictions unless the inspection is new construction; The market value of the property or its 
marketability; The advisability or inadvisability of purchase of the property; Any component or system that 
was not observed; The presence or absence of pests such as wood damaging organisms, rodents, or insects; or 
Cosmetic items, underground items, or items not permanently installed.  Home inspectors are not required to: 
Offer warranties or guarantees of any kind; Calculate the strength, adequacy, or efficiency of any system or 
component; Enter any area or perform any procedure that may damage the property or its components or be 
dangerous to the home inspector or other persons; Operate any system or component that is shut down or 
otherwise inoperable; Operate any system or component that does not respond to normal operating controls; 
Disturb insulation, move personal items, panels, furniture, equipment, plant life, soil, snow, ice, or debris that 
obstructs access or visibility; Determine the presence or absence of any suspected adverse environmental 
condition or hazardous substance, including but not limited to mold, toxins, carcinogens, noise, contaminants 
in the building or in soil, water, and air; Determine the effectiveness of any system installed to control or 
remove suspected hazardous substances; Predict future condition, including but not limited to failure of 
components;   

Since this report is provided for the specific benefit of the customer(s), secondary readers of this information 
should hire a licensed inspector to perform an inspection to meet their specific needs and to obtain current 
information concerning this property.  

Inspectors Associates, Inc. 770-512-8228    


