Building Inspection Report

2411 Doublegate Drive
Savannah, Georgia

Inspection Date:
November 1, 2009

Prepared For:
Jane Doe

Prepared By:
Oxford Inspection Services, LLC
24 Longview Bluff Drive
Savannah, Georgia 31419

912.925.6611

Fax 912.921.1536
800.840.2462
charlesoxford@comcast.net

Inspector:
Charles Oxford

American Society of Home Inspectors
ASHI® Member Number: 205103

South Carolina License Number: 000869

Inspection Number: 14054

© 2010 Oxford Inspection Services



2411 Doublegate Drive, Savannah, Georgia Page 2 of 40

Report Overview

THE HOUSE IN PERSPECTIVE

This is a well built and generally well maintainedre Most of the conditions noted in the report are comim homes of
this age that have been remodeled. As with all honmgmitng maintenance and improvements to the systerhe tfome
will be needed over time.

CONVENTIONS USED IN THIS REPORT

For your convenience, the following conventions hawnhesed in this report.
Major Concern: A system or component, which is considered signifigatdficient or is unsafe. Significant
deficiencies need to be corrected and, except for somty s&ins, are likely to involve significant expense.
Safety Issue:Denotes a condition that is unsafe and in need of pirattention.
Repair: Denotes a system or component which is missing ahaeeds corrective action to assure proper and
reliable function
Discretionary Improvement: Discretionary improvements should be considered pitegshasing the house.
Investigate: Denotes a system or component needing further iiget&in and/or monitoring in order to determine
if repairs are necessatry.

Observation: Denotes an unusual condition observed during the inspebfbnejuires an explanation, but no
remedial action.

IMPROVEMENT RECOMMENDATION HIGHLIGHTS / SUMMARY

Please refer to the body of this report for the pestwand further details on these and other recommiendgaOther
significant improvements, outside the scope of thepéation, may also be necessary.

Evidence In Attic Of Prior Leakage
Observation/Investigate:  Several plastic containers were found in the attic tiesafireplace chimney for the
den. | believe they may have been needed before thentuoof was installed, but | recommend checking tlea ar
for leakage after a prolonged rained. The area is mdttbaeach, but will require crawling on your hands and &nee
on plywood flooring in the attic for 15 feet.

Wood Siding Has Internal Decay
- Repair: Water has entered a small area of the wood siding icottmer where the master bedroom closet and large

rear porch meet, and caused minor wood decay. | beliai# ot be necessary to replace the wood if the wate
penetration can be stopped. Wood decay is caused by moldodahdithremain dormant if the wood is kept dry.
The soft area should be inspected by a qualified handymaairded and repaired as necessary to stop the water
intrusion. The propane gas tank for the cook top andaulitoning condenser units are located in this coanel
water splashing off of the tank or being blown ontottbese by the condenser fans probably contributed to this
condition.

Loose Batten Board
Repair: The loose batten board near the right front corh#éinehouse should be nailed flat to the siding with hot
dipped galvanized nails to prevent water intrusion.

Siding To Soil Contact
Repair: Soil and mulch should be pulled away from the HardieP$dikg. The material will tolerate water better
than wood, but the condition provides a concealed pathwagrfoites to enter the wall cavities.

Continued on following page
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Exterior Handrails and Guard Rails
Safety Issue:  Because of the number of front entrance steps, anckiblettof the front porch, the building code
requires handrails and guard rails. Many people leave tffdoecause they do not like their appearance, and the
local code officials don’t enforce the requirement.

Main Service Entrance Enclosure And Equipment

Observation: A wooden enclosure has been constructed to improvepibearance of the electrical service
equipment and panels that have been added from time to time.
Electrical Service Grounding

- Improve: The electrical service is grounded to a water facettéatat the lower left corner of the electrical s#rv
enclosure. | was unable to get a close look at the wondif the connection, but aluminum grounding electrode
conductor connections have more corrosion problemsdbgwer conductors. The grounding electrode system
serves as a means to bleed off lightening, stabilizeytsiem voltage and ensure that the protective dewides
operate. Testing the effectiveness of the grounding systentside the scope of a general home inspection.

The newer electrical code requires two ground rods mi@vieet into the ground at least 6 feet apart when a wate
pipe is not part of the grounding system. A second grognelectrode has been proven to be helpful in the type of
dry sand soil in this area. | understand that the manuéastaf electronic equipment asked for better grounding to
reduce the number of warranty claims on their products.

| believe that the sub-panel in the pump house shoulditsaeen grounding electrode.

Electrical Panel Defects
Repair: The panel identified by the green box at the bottom tefter of the electrical service enclosure has two
openings that should be sealed. The 1.5 inch diameteirhtiie bottom of the panel could allow mice to eriter t
panel and on into the exterior wall cavity through a 1ch iiameter hole in the backside of the panel. The
openings are also a fire hazard because arcing ingdmtiel could ignite the leaves on the ground below the
bottom of the panel.

Electrical Panel Located In The Laundry Room
Repair: One of the breakers in the laundry room panel cammoe-set. The breaker and circuit should be inspected
and repaired as necessary. One of the wires atotlitde pole breaker located in the top right hand cornéreof t
panel has been removed from the top breaker and doubledrugneiher wire on the breaker below. The handle
tie connecting the breakers was not removed. Thiditon should be corrected also.

Panel In Finished Room Next To Garage
Observation: This new panel has approval labels installed by onleeolfdcal code officials when the addition was
constructed. This panel provides power for the finisioed, garage with two overhead doors, unfinished area
above, and well house. The breaker identified with the redsdospare with no wires attached. The exposed wires
in the splice box to the right are low voltage wireg ttmnot require a cover plate.

Upstalrs Panel For HVAC Equipment
Repair: The breakers providing power for the 31.2 amp emergeratyideed should be connected with handle ties
connecting the breakers. Handle ties should be provitiedever two fuses or breakers serve the same 240-volt
circuit. Linking of separate breakers ensures thagtitiee circuit is shut off whenever a breaker is tripp€lde
electrician should “clean” the box up also. The dootbafisformer should be located inside a high voltage panel
and there is an abandoned double pole breaker.

Exterior Panel For HVAC Equipment

- Repair: The person who installed the HVAC condenser unit intfod the panel did not allow enough room to

allow the panel cover to swing down past the condenserTime panel door was pulled sideways and bent to allow
it to miss the condenser, but it is bent and will hose completely. The panel should be raised or the ceaden
should be moved back. The windblown rain entering the peasetusted the cover plate and may have affected the
ability of the breaker to trip.

Continued on following page
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HVAC Air Handler and Water Heater Disconnect Device s

Safety Issue: The HVAC equipment under the kitchen and the water reldeated in the attic should have
electrical disconnect devices capable of being lockéderiOFF" position. The purpose of this National Eleetti
Code requirement is to assure tradesmen servicing ihghanpower which has been disconnected to the unit,
cannot accidentally be turned on by a person out of tdegdnaan’s sight. Inexpensive lockout devices that can be
fitted to the circuit breakers meet this requiremergcommend a disconnect for the air handler under thieekitc
because it is difficult to reach, and someone mayaadteance by working on it while the circuit is hot ratiean
crawling in and out of the crawlspace. Point of use disechboxes cost about $10.00.

The HVAC air handler under the master bedroom has ardigct box, but the unit under the kitchen does not.
Generally the farther away from the crawlspace actrathe more liberties tradesmen take with their work.

Improperly Protected Electrical Connections
Safety Issue: The electrical wires for the well should be protedtedh damage where they attach to the pressure
controlled pump switch. The wires for the air handieder the master bedroom should be protected with clamps
where they enter the disconnect box and fastened ftotrgoists to prevent the insulation on the condrscfmom
being cut by someone accidentally stretching the wires.

Electrical Qutlets
Safety Issue: The pair of outlets located in the electrical sergn#rance enclosure should have ground fault
interruption protection (GFCI).
Safety Issue: The outlets on either side of the laundry room sink shibale GFCI protection. The outlet in the
half bath at the end of the laundry room should have @F@éction, but the light and outlet were dead and could
not be tested.
Safety Issue: GFCI protection should be provided for the outlets inpilnap house and the finished room next to
the garage. Because the room is finished, the code dbesquire GFCI protected outlets, but | recommend them
to improve safety because the floor is concretetia@doom may be used as a workshop.
Safety Issue: The outlet in the garage that is identified by the retkgdot should have GFCI protection.
Safety Issue: One of the outlets on the front knee wall in the usfied room above the garage is not grounded. |
am sure the ground wire is in the box, but may have slipgedeo§rounding screw or not connected somewhere
else on the circuit.

Inoperative Light Fixtures
Repair: The inoperative light fixtures should be inspected apéired as necessary.

Light Fixtures Close To Closet Shelves
Safety Issue: | believe that incandescent bulb fixtures must be 12 mfloen combustible material, and
fluorescent must be 6 inches. Have your electrician realeethe lights are safe. If not, disconnect theswire

Abandoned Auxiliary Drain Pipe

Repair: The auxiliary drain pipe is no longer needed, but itsiempen in the closet and under the house, which
will allow air and vermin to enter from the crawlspacdhis condition can be repaired with an inexpensive PA{C ¢
on the top of the pipe located in the closet.

No Provision For Auxiliary Condensate Drainage For Air handler Located Under House

Repair: If the primary drain lines for the air handlers locatmder the house become obstructed, condensate will
flow onto the soil under the house. You may not be awhthe problems for months until someone goes under the
house to clean the primary drain or replace the filiEngs condition will cause higher that necessary humidity
under the house, which could cause mold growth and the pins ftooup. It may be possible to install auxiliary
drain lines to the exterior sides of the foundation wall,if not, relatively inexpensive float switch condate

pump devices can be installed. Shutoff switches thaivsote the side of the air handler are also availdide will

shut off the system, which will make you aware thatuhié needs servicing. The shutoff switch is my prefer
method because it is failsafe and will not requirgaiting a 120 volt circuit for the pump.

Continued on following page
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Leaking HVAC Duct
- Repair: The air supply duct on the unit located under the kitchalsng where it attaches to the air handler. The

connection should be sealed with metal duct tape and seigtheduet mastic.
Repair: The duct that runs the length of the attic over thersidloor bedrooms appears to have been damaged by
a HVAC tech installing the copper refrigerant lines. | doubt get as close to crushed duct as | wanted to inspect i
because | was concerned that | may cause additional damage

Attic Ventilation Fans
Investigate: The main house has two attic ventilation fans thatrexeciessible from the attic. | could see one
from the attic, but could not get close enough to téfigé fan’s motor would turn. Neither fan was runningragr
the inspection. The fans are normally thermostagicalhtrolled and the temperature in the attic may e
lower than the set point on their thermostats. Atiitsfare generally not recommended any longer becaase th
depressurize the attic and pull air from the interiohefliome.

Clothes Dryer Vent
Repair: The flex duct that connects the dryer to the metal ixtduct is damaged and will need to be replaced.
The connection point for the different types of duct ianraccess box on the rear deck.

Low Water Flow In Laundry Room Half Bath
Repair: Water flow for the toilet in the laundry half bathnodoilet and sink should be improved.

Leak From Upstairs Bathroom On Left End Of The Home
Investigate: The stain in the master bedroom ceiling appears toleame caused by a tub overflow drain leaking
or the tub overflowing. | recommend having a plumber chieekseéal on the overflow tub drain cover.

Culligan Kitchen Sink Water Purification System
Observation: The large tank for the kitchen sink water purificatigatem is located in the crawlspace below the
sink. | called the local Culligan dealer and was toldrtreziords show a filtration system near the well tarka
reverse osmosis system under the sink. That may hartkén the crawlspace. The filters under the sirddrte be
replaced once a year.

Loose Handrail
Safety Issue: The loose handrail for the interior stair should beeeured.

Gas Line Bonding
Safety Issue: The outside end of the corrugated stainless steel ga®litiee fireplace should be directly bonded
to the electrical service ground rod of the home witlio. 6 AWG copper wire to prevent damage to the thimgub
by indirect lightning strikes-ailure of ungrounded gas supply lines has caused fireslasslaction suits against
the manufacturers and creates liability for the buil@eatailed information concerning the bonding requiresent
for this potentially serious condition is available oa ithternet by Googling NAHB (National Association ofrkie
Builders) CSST Gas Piping Systems.

Missing Fireplace Damper

Repair: The damper in the living room fireplace is not preséne damper opening has been stuffed with
fiberglass insulation to prevent air infiltration.
Irrigation System
Repair: | was unable to get the system to operate. The ddrasopower, and | followed the directions in the
owner’s manual. The system appears to be a good qualigngysd | don’t think it will need extensive repairs.
There may be nothing wrong except that | was unabipéoate it.

THE SCOPE OF THE INSPECTION

All components designhated for inspection in the ASBtandards of Practice are inspected, except as maydmindhe
“Limitations of Inspection” sections within this report.

Continued on following page
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It is the goal of the inspection to put a homebuyer better position to make a buying decision. This ingpedcs visual
only. A representative sample of building componentgeised in areas that are accessible at the timeeohispection. No
destructive testing or dismantling of building componéhferformed. The inspection should not be considered argear

or warranty of any kind.
Please refer to the pre-inspection contract for aekplanation of the scope of the inspection.

WEATHER CONDITIONS
Dry weather conditions prevailed at the time of tispection.

RECENT WEATHER CONDITIONS
Weather conditions leading up to the inspection have teatively dry.

This confidential report is prepared exclusively fo r Jane Doe
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Structure

DESCRIPTION OF STRUCTURE

Foundation: - Slab on Grade (Den & OutbuildingsPrawlspace Configuration (Main Part Of
House- Masonry Piers

1* Floor Structure -Wood Frame

2" Floor Structure: -Wood Frame

Wall Structure: -Wood Frame

Ceiling Structure: - Joists

Roof Structure: - Rafters- Structural Panel Sheathing

Attic Access: - Attic Entered Via Disappearing Stair Located In Pungousé- Attic Entered
Via Doors On Second Floor Of Main House

Crawlspace Access: - Crawlspace Entered Through Opening In Left Foundation Wall

STRUCTURE OBSERVATIONS

General Comments
The materials and workmanship, where visible, are gaudithe visible joist spans appear to be within typicaktruction
practices. The outbuildings were constructed with the updadele regulations required for high wind conditions.

RECOMMENDATIONS / OBSERVATIONS

Photos Of Outbuilding Framing Components

Continuous Bolts From Slab To Wall Top Plates Rafter Ties Andsidiangers

Continued on following page
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LIMITATIONS OF STRUCTURE INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions:

Structural components concealed behind finished swfaméd not be inspected.
Only representative samplings of visible structural camepts were inspected.
Furniture and/or storage restricted access to somestal components.

Engineering or architectural services such as calonlafi structural capacities, adequacy, or integrity ateart of a
home inspection.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.
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Roofing

DESCRIPTION OF ROOFING

Roof Style: -Gable

Roof Covering: -Asphalt Shingle

Roof Flashings: - Metal

Chimneys: -One Metal Flue Enclosed In Chasevo Masonry Chimneys With Clay Flue
Liners

Method of Inspection: -Viewed From Ground With Binoculars

ROOFING OBSERVATIONS

General Comments

The roof coverings appear to be relatively new and ssabie condition with normal wear and tear. Shinglesiai to the
ones used on this home are generally referred to asdted architectural grade, 30-year shingles. Many thingsiding
improper installation, factory defects, poor attictiation, and storm damage can affect the servieedlifa roof, but under
normal conditions, this type of roof would have an expeaedce life of 30 years.

RECOMMENDATIONS / OBSERVATIONS

Evidence In Attic Of Prior Leakage
Observation/Investigate:  Several plastic containers were found in the attic tiesafireplace chimney for the
den. | believe they may have been needed before thentuoof was installed, but | recommend checking tea ar
for leakage after a prolonged rained. The area is mdttbaeach, but will require crawling on your hands and&nee
on plywood flooring in the attic for 15 feet.

LIMITATIONS OF ROOFING INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions:
-+ Only portions the roof sheathing are inspected for exidef leaks.
Interior finishes may disguise evidence of prior leaks.
Estimates of remaining roof life are approximationy/@mld do not preclude the possibility of leakage. Leakage ca
develop at any time and may depend on rain intensity, wiedtdin, ice build up, and other factors.
Antennae, chimney/flue interiors that are not readilessible are not inspected and could require repair.
Roof inspection may be limited by access, condition, meabr other safety concerns.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.
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Exterior

Wall Covering:

Eaves, Soffits, and Fascias:
Exterior Doors:

Door Frames and Trim:
Window Frames and Sash:
Entry Driveways:
Walkways:

Porches:

Overhead Garage Door:
Surface Drainage:

EXTERIOR OBSERVATIONS

- Brick - Cement/Cellulose Fiber Composite Siding (Hardie Plagigmposite

Wood Siding

-Wood

-Wood - Metal

-Wood

-Wood

-Unimproved: Concrete Pavers
-Concrete Pavers

-Wood

- Steel

-Level Grade in Rear of House

General Comments

The exterior of the home is generally in good condition.

RECOMMENDATIONS / OBSERVATIONS

Wood Siding Has Internal Decay
- Repair: Water has entered a small area of the wood siding icottmer where the master bedroom closet and large

rear porch meet, and caused minor wood decay. | beliai# ot be necessary to replace the wood if the wate
penetration can be stopped. Wood decay is caused by moldodshdvithremain dormant if the wood is kept dry.
The soft area should be inspected by a qualified handymaairded and repaired as necessary to stop the water
intrusion. The propane gas tank for the cook top andaulitoning condenser units are located in this coane
water splashing off of the tank or being blown ontottbese by the condenser fans probably contributed to this
condition.
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Loose Batten Board
Repair: The loose batten board near the right front corh#éinehouse should be nailed flat to the siding with hot
dipped galvanized nails to prevent water intrusion.

Siding To Soil Contact
Repair: Soil and mulch should be pulled away from the HardieP$dikg. The material will tolerate water better
than wood, but the condition provides a concealed pathwagrfoites to enter the wall cavities.
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Exterior Handrails and Guard Rails

Safety Issue: Because of the number of front entrance steps, anceiblettof the front porch, the building code

requires handrails and guard rails. Many people leave tffdoecause they do not like their appearance, and the
local code officials don’t enforce the requirement.

LIMITATIONS OF EXTERIOR INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions:

A representative sample of exterior components was irespeather than every occurrence of components.

The inspection does not include an assessment of gedlagtotechnical, or hydrological conditions, or envir@mtal
hazards.

Screening, shutters, awnings, or similar seasonal smtes, fences, recreational facilities, outbuildirsgawalls, break-

walls, docks, erosion control and earth stabilizati@asures are not inspected unless specifically agreedanjon
documented in this report.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.
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Electrical

Size of Electrical Service:
Service Drop:

Service Entrance Conductors:
Service Grounding:

Main Disconnect:

Additional Disconnect Panels:

Distribution Panel:

Distribution Panel:

Distribution Panel:

Distribution Panel:

Subpanel:

Subpanel:

General Lighting Wiring:
Wiring Method:

Receptacles:

Ground Fault Circuit
Interruption Protected Outlets:
Smoke Detectors:

- Class 320- 400 Amp-120/240 Main Service
-Underground

- Aluminum

- Copper- Water Pipe Connection

400 Amp Breaker (estimated) Type Disconnéaication: Next to Meter
(main disconnect is covered and sealed with a GeorgiarReevepany
tamperproof seal)

- Two 150 Amp Breaker Disconnect Pandlscation: Below Conductor Tray
Located Below Meter Box

-Panel Rating: 100 Amp Breaker Disconndabcation: Lower Left Side Of

Conductor Tray Below Meter Can

- Panel Rating: 50 Amp Breaker Disconnédobcation: Lower Right Side Of
Conductor Tray Below Meter Can

-Panel Rating: 150 Amp Breaker Disconndabcation: Room Next To Garage

-Panel Rating: 150 Amp Breaker Disconndabcation: Laundry Room

-Panel Rating: 100 Amp Breaker Disconnect—Subpanel From BariidVAC
CondensersLocation: Near Upstairs HVAC Air Handler

- Panel Rating: 50 Amp Panel (feed from panel in room mmegatage)
-Location: Water Well Pump Room

- Copper

- Non-Metallic Cable "Romex”

-Grounded

- Exterior - Garage Kitchen - Bathrooms Laundry Room (not all outlets)
- Present

Continued on following page
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ELECTRICAL OBSERVATIONS

General Comments

The size of the electrical service appears to becgerffi for the home, and the electrical panels arergbnén serviceable
condition. Inspection of the electrical system revéal@me non-standard wiring practices, which is commonildibgs
that have been upgraded without a full time job supernig@nonsite monitoring the work. Additional defects may be
concealed from view. Although the types of repairs thaheeeled are not especially costly, there are quite affthem.
Because of safety concerns, they should be a hightgriériicensed electrician should be consulted to undettakeepairs
noted in the Report.

Unless reported otherwise, all standard receptactbtigin fixtures that were tested operated satisfdgtd&round fault
circuit interrupter (GFCI) devices are located in soneas of the home. These devices are extremely valuebthey offer
an extra level of shock protection. All GFCls that wersted responded properly.

RECOMMENDATIONS / OBSERVATIONS
Main Service Entrance Enclosure And Equipment

Observation: A wooden enclosure has been constructed to improvepibearance of the electrical service
equipment and panels that have been added from time to time.

O

Main Service Equipment And Five Panels Including The Mastdhnect Panel.
The 2 Electrical Outlets In The Red Circle Do Not H&FCI Protection.
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Interior Of Cable Tray Below Meter - Connections Appsarviceable

Electrical Service Grounding
- Improve: The electrical service is grounded to a water facettéatat the lower left corner of the electrical s#rv
enclosure. | was unable to get a close look at the ©ondif the connection, but aluminum grounding electrode
conductor connections have more corrosion problemsdbgwer conductors. The grounding electrode system
serves as a means to bleed off lightening, stabilizeytsiem voltage and ensure that the protective dewides
operate. Testing the effectiveness of the grounding systeutside the scope of a general home inspection.

The newer electrical code requires two ground rods mi@vieet into the ground at least 6 feet apart when a wate
pipe is not part of the grounding system. A second grognelectrode has been proven to be helpful in the tiype o
dry sand soil in this area. | understand that the manuéastaf electronic equipment asked for better grounding to
reduce the number of warranty claims on their products.

| believe that the sub-panel in the pump house shoulditsaeen grounding electrode.

This confidential report is prepared exclusively fo r Jane Doe
© 2009 Oxford Inspection Services



2411 Doublegate Drive, Savannah, Georgia Page 16 of 40

Electrical Panel Defects
Repair: The panel identified by the green box at the bottom tefter of the electrical service enclosure has two
openings that should be sealed. The 1.5 inch diametirhtiie bottom of the panel could allow mice to etiter
panel and on into the exterior wall cavity through a 1ch iiameter hole in the backside of the panel. The
openings are also a fire hazard because arcing ingdmatiel could ignite the leaves on the ground below the
bottom of the panel.
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Electrical Panel Located In The Laundry Room
Repair: One of the breakers in the laundry room panel cammoe-set. The breaker and circuit should be inspected
and repaired as necessary. One of the wires atothitde pole breaker located in the top right hand cornéreof t
panel has been removed from the top breaker and doubledrugneiher wire on the breaker below. The handle
tie connecting the breakers was not removed. Thiditon should be corrected also.

Panel In Finished Room Next To Garage
- Observation: This new panel has approval labels installed by onleeoldcal code officials when the addition was
constructed. This panel provides power for the finisioed, garage with two overhead doors, unfinished area
above, and well house. The breaker identified with the reds@ospare with no wires attached. The exposed wires
in the splice box to the right are low voltage wireg ttmnot require a cover plate.
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Garage Panel

The panel below serves the water well building.
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Upstalrs Panel For HVAC Equipment
Repair: The breakers providing power for the 31.2 amp emergeratyideed should be connected with handle ties
connecting the breakers. Handle ties should be provitiedever two fuses or breakers serve the same 240-volt
circuit. Linking of separate breakers ensures thagtitiee circuit is shut off whenever a breaker is tripp€de
electrician should “clean” the box up also. The dootbafisformer should be located inside a high voltage panel
and there is an abandoned double pole breaker.

Handle Tie Inside Red Circle
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Exterior Panel For HVAC Equipment
- Repair: The person who installed the HVAC condenser unit intfod the panel did not allow enough room to
allow the panel cover to swing down past the condenserTime panel door was pulled sideways and bent to allow
it to miss the condenser, but it is bent and will hose completely. The panel should be raised or the ceaden
should be moved back. The windblown rain entering the peasetusted the cover plate and may have affected the
ability of the breaker to trip.

Meter showing 38.9 emergency heat load. This panel neking up” also.

Same panel-19.2 emergency heat load
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AC Too Close To Panel To Allow Panel Door To Close

HVAC Air Handler and Water Heater Disconnect Device s

Safety Issue: The HVAC equipment under the kitchen and the water reldeated in the attic should have
electrical disconnect devices capable of being lockéeriOFF” position. The purpose of this National Eleetti
Code requirement is to assure tradesmen servicing ihghanpower which has been disconnected to the unit,
cannot accidentally be turned on by a person out of tdednaan’s sight. Inexpensive lockout devices that can be
fitted to the circuit breakers meet this requiremergcommend a disconnect for the air handler under thieekitc
because it is difficult to reach, and someone mayaadteance by working on it while the circuit is hot ratiean
crawling in and out of the crawlspace. Point of use disechboxes cost about $10.00.

The HVAC air handler under the master bedroom has ardigct box, but the unit under the kitchen does not.
Generally the farther away from the crawlspace actrathe more liberties tradesmen take with their work.

Improperlv Protected Electrical Connections
Safety Issue: The electrical wires for the well should be protedtedh damage where they attach to the pressure
controlled pump switch. The wires for the air handleder the master bedroom should be protected with clamps
where they enter the disconnect box and fastened ftotrgoists to prevent the insulation on the condrscfom
being cut by someone accidentally stretching the wires.
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Well Connection

HVAC Disconnect Box
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Abandoned Wire In Left End Of Crawlspace

Emergency Heat Supply Cable Lying on Ground In Crawlspacei8 Be Attached To Floor Joists
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Uncovered Electrical Outlet under Cooktop

Electrical OQutlets
- Safety Issue: The pair of outlets located in the electrical seren&ance enclosure should have ground fault

interruption protection (GFCI).
Safety Issue: The outlets on either side of the laundry room sink shibale GFCI protection. The outlet in the
half bath at the end of the laundry room should have @F@éction, but the light and outlet were dead and could
not be tested.
Safety Issue: GFCI protection should be provided for the outlets inpilnap house and the finished room next to
the garage. Because the room is finished, the code dbesquire GFCI protected outlets, but | recommend them
to improve safety because the floor is concretetid@doom may be used as a workshop.
Safety Issue: The outlet in the garage that is identified by the retkgdot should have GFCI protection.
Safety Issue: One of the outlets on the front knee wall in the usfied room above the garage is not grounded. |
am sure the ground wire is in the box, but may have slipfbédeogrounding screw or not connected somewhere
else on the circuit.

Inoperative Light Fixtures
Repair: The inoperative light fixtures should be inspected apédired as necessary.

Light Fixtures Close To Closet Shelves
Safety Issue: | believe that incandescent bulb fixtures must be 12 mfloen combustible material, and
fluorescent must be 6 inches. Have your electrician realeethe lights are safe. If not, disconnect theswire

IMITATIONS OF ELECTRICAL INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions:

Electrical components concealed behind finished surtaeesot inspected.

Only a representative sampling of outlets and light feduwere tested.
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The inspection does not include remote control devalasn systems and components, low voltage wirindesys
and components, ancillary wiring, systems, and oth@ponents, which are not part of the primary electipesver
distribution system.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.

Ground Fault Circuit Interrupter Facts
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Ground fault circuit interrupter (GFCI) devices are spegliadtrical receptacles or circuit breakers designgddtect people
from electrocution. Miniature electrical circuit boardsthe GFCI devices monitor electrical current fiogy through the
circuit and quickly stop the flow of electricity in orderreduce the chance of serious injury or death.

The protective circuitry in the GFCI receptacle isnanhble to voltage spikes such as those caused by lighterdriggh

voltage switching. The shock protection feature oy all GFCI devices eventually fail, but the devioggy continue
providing power for tools and appliances. To insure finatiection is present. GFCI breakers and receptaotesquipped
with test buttons that allow consumers to test thetygdédature of the device. If the reset button doepaoptout when the
test button is pressed, replace the defective GFCI breakeceptacle.

The drawing below illustrates how a single GFCI caovigle ground fault protection for several outlets dowrstreFor
instance, in newer homes, the GFCI receptacle inhatleroom often provides protection for the outlets ino&lthe
bathrooms, and a GFCI receptacle in the garage ofteacpgdhe garage and exterior outlets. Current Codes rdbaire
kitchens have two GFCI protected 20 amp circuits for tuntertop outlets. In some homes, GFCI breakers |lodata:
electrical panel provide electrocution protectionht® dutlets on their circuits.

GFCI devices should be installed for all exterior ptaeles, bathroom receptacles, kitchen receptaclegeyereeptacles
(unless used for permanently connected equipment foregdtign equipment, water softeners, or devices witbrsirsuch
as lawn irrigation controls), workshop receptacles, gapder equipment, spa tubs, and swimming pools.

Cooling / Heat Pumps

DESCRIPTION OF COOLING / HEAT PUMPS

Energy Source: - Electricity - 240-Volt Power Supply

Central System Type: -3 Air Source Heat Pump Split Systems with Auxiliary Hédanufacturer:
Carrier- Capacity: 2 Three Ton Units-1 Two Ton Unidate Of Manufacture:
32" Week of 2003, 18Week Of 2004, 11 Week Of 2004

Other Components: - Air Handler/Fan: Location: Attic- Closet- Garage Laundry Room
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COOLING / HEAT PUMPS OBSERVATIONS

General Comments

The heat pump provides air conditioning during warm sesasord provides heat during cooler weather conditifarieeat
pump is basically a compressor-cycle air conditioniygesn that can operate in reverse. When the unit isidunireg
properly in either the heating or the cooling mode, @nisndication that the major components (compresans, fand coils)
are operational. The temperature at the return registkat the supply register of each system was withih4he 21 degree
normal operating range. The system responded propaspet@ting controls, and appeared to be serviceable titrhef
inspection. As with all mechanical equipment, the unitfadrat any time without warning.

RECOMMENDATIONS / OBSERVATIONS

These drawings are similar to the air conditioning laz&ted in your attic, except that only one drain disctsaogéside. If
the discharge line becomes clogged, a water-activatechswill shut off the condenser unit to prevent condéna from
overflowing the auxiliary pan and wetting the ceiling diodr covering below. | recommend servicing the sysat least
once a year, which should include cleaning the condensdischarge pipes and the coil.

Continued on following page

Abandoned Auxiliary Drain Pipe

Repair: The auxiliary drain pipe is no longer needed, but itsiempen in the closet and under the house, which
will allow air and vermin to enter from the crawlspacdhis condition can be repaired with an inexpensive PA{C ¢
on the top of the pipe located in the closet.

No Provision For Auxiliary Condensate Drainage For Air handler Located Under House

Repair: If the primary drain lines for the air handlers locatmder the house become obstructed, condensate will
flow onto the soil under the house. You may not be awhthe problems for months until someone goes under the
house to clean the primary drain or replace the filiEhgs condition will cause higher that necessary humidity
under the house, which could cause mold growth and the pins ftooup. It may be possible to install auxiliary
drain lines to the exterior sides of the foundation wall,if not, relatively inexpensive float switch condate

pump devices can be installed. Shutoff switches thaivsote the side of the air handler are also availdide will

shut off the system, which will make you aware thatuhié needs servicing. The shutoff switch is my prefer
method because it is failsafe and will not requirgaiting a 120 volt circuit for the pump.
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Continued on following page

Leaking HVAC Duct

Repair: The air supply duct on the unit located under the kitchialsng where it attaches to the air handler. The
connection should be sealed with metal duct tape and seigtheduet mastic.
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The white band should be holding the connection together,
the connection sealed with metal tape, and sealed withrdastic.

Repair: The duct that runs the length of the attic over thersgdloor bedrooms appears to have been damaged by
a HVAC tech installing the copper refrigerant lines. | doubt get as close to crushed duct as | wanted to inspect i
because | was concerned that | may cause additional damage
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Black Insulated Copper Refrigerant Lines Have Been
Pre-installed For Future HVAV Air Hander In Upstairs Addliti

LIMITATIONS OF COOLING / HEAT PUMPS INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions:

Window mounted air conditioning units are not inspected.

The cooling supply adequacy and distribution balance drasected.
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HEAT PUMP HEATING & COOLING SYSTEMS

Heat pumps are the most advanced, energy-efficientigeatid cooling systems you can buy. In winter, they keap
home warm and comfortable. In summer, they air comdjttmir home. They can deliver year-round comfort beeahey
absorb and move heat instead of making heat.

A heat pump is a device that is engineered to extracamsfer heat from one place and move it to anotfibe heat pump
takes heat from outdoor air and converts it to highmperature heat for distribution to the interior of ading. Through
the use of a specifically designed reversing valve, #a¢ pump can also extract or remove heat from the iretaoronment
and dump this heat outdoors.

Heat pumps in our area have auxiliary electric heatersl@upptal heat) that are installed at the indoor aidter{above
the blower/fan) to provide supplemental heat. The systerontrolled by the heat pump thermostat and is autoatlgti
activated when the thermostat determines that thepliea is not extracting enough heat from outdoors to keepuilding
at the desired temperature setting. Some thermostagsrgicators that will tell you if the auxiliary heatdperating.
Additionally, some heat pump thermostats will also hawveraergency heat switch that overrides the heat pump and
switches the unit to pure electric heat. As the nanpdies, use this switch only if the heat pump is natkimg in the heat
pump heating mode and call a service technician immediately

Heat pumps have a defrost cycle to eliminate frostddwatouild up on the outdoor coil during normal operation |airthie
way frost accumulates in a freezer. The defrost cysfeich occurs automatically from time to time in ortemaintain high
operating efficiency, may appear to be steam rising ftwroutside coil. The supplemental heat takes over fdraaepump
during the short defrost cycle so your home stays veartncomfortable.

Airflow is important to the efficiency of a heat pun#x filters should be changed regularly and the outsidestamitld be
kept free of obstructions, debris and vegetation.
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Insulation / Ventilation

DESCRIPTION OF INSULATION / VENTILATION

Attic Insulation: -R30 Fiberglass

Exterior Wall Insulation: -R11 Fiberglass

Floor Insulation: -R19 Inorganic Fiber

Vapor Retarders: - Kraft Paper

Roof Ventilation: -Ridge Vents Gable Vents Soffit Vents: Power Ventilators
Exhaust Fan/vent Locations: - Bathrooms Dryer - Kitchen

General Comments
Insulation levels are typical for a home of this ageé eonstruction.

RECOMMENDATIONS/OBSERVATIONS

Attic Ventilation Fans
Investigate: The main house has two attic ventilation fans thatrexeciessible from the attic. | could see one
from the attic, but could not get close enough to téfié fan’s motor would turn. Neither fan was runningragr
the inspection. The fans are normally thermostagicalhtrolled and the temperature in the attic may e
lower than the set point on their thermostats. Atiitsfare generally not recommended any longer becaase th
depressurize the attic and pull air from the interiohefliome.

Clothes Dryer Vent
Repair: The flex duct that connects the dryer to the metal xtduct is damaged and will need to be replaced.
The connection point for the different types of duct ianraccess box on the rear deck.

LIMITATIONS OF INSULATION / VENTILATION INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions:
Insulation/ventilation type and levels in concealezha are not inspected. Insulation and vapor baarersot disturbed
and no destructive tests (such as cutting openings in wadek for insulation) are performed.
Potentially hazardous materials such as Asbestos and=oingealdehyde Foam Insulation (UFFI) cannot be positively
identified without a detailed inspection and laboratorglysis. This is beyond the scope of the inspection.
An analysis of indoor air quality is not part of our inspecunless explicitly contracted-for and discussed in the or
separate report.
Any estimates of insulation R-values or depths are rougtage values.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.
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Plumbing

DESCRIPTION OF PLUMBING

Water Supply Source: - Private Well

Service Pipe to House: -Not Visible

Main Water Valve Location: -Inside Water Meter Enclosure

Interior Supply Piping: - Copper- PEX

Drain, Waste, & Vent Piping: - Plastic- Metal

Waste System: - Septic System

Water Heater: - Gas: Location: Attic- Approximate Capacity: 50 & 80 Gallon Units

PLUMBING OBSERVATIONS

General Comments

The plumbing system is in generally good condition. Thagipystem within the home, for both supply and waste,
good quality system. The water heaters are better qgtiaditywhat | usually find. The plumbing fixtures appedndve been
well maintained.

RECOMMENDATIONS / OBSERVATIONS

Low Water Flow In Laundry Room Half Bath
Repair: Water flow for the toilet in the laundry half bathnodoilet and sink should be improved.

Leak From Upstairs Bathroom On Left End Of The Home
Investigate: The stain in the master bedroom ceiling appears toleame caused by a tub overflow drain leaking
or the tub overflowing. | recommend having a plumber chieekseéal on the overflow tub drain cover.

Culligan Kitchen Sink Water Purification System
Observation: The large tank for the kitchen sink water purificatigatem is located in the crawlspace below the
sink. | called the local Culligan dealer and was toldrtreziords show a filtration system near the well tarka
reverse osmosis system under the sink. That may hartkén the crawlspace. The filters under the sirddrte be
replaced once a year.

LIMITATIONS OF PLUMBING INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions:
Portions of the plumbing system concealed by finishe#oa storage (below sinks, etc.), below the structurbepeath
the ground surface are not inspected.
Water quantity and water quality are not tested unlesscaiptontracted-for and discussed in this or a sepaegiert.
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Clothes washing machine connections are not inspected.

Interiors of flues or chimneys, which are not readitgessible, are not inspected.

Water conditioning systems, solar water heatersafiglawn sprinkler systems, and private waste disposinyg are
not inspected unless explicitly contracted-for and discussthis or a separate report.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.
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Interior

Wall and Ceiling Materials:
Floor Surfaces:

Window Type(s) & Glazing:
Doors:

INTERIOR OBSERVATIONS

- Drywall - Wood

- Carpet: Tile - Wood

-Double Glazed Double Hung And Casement
-Wood

General Condition of Interior Finishes

On the whole, the interior finishes of the home aravierage condition. Typical flaws were observed in soegsa

General Condition of Windows and Doors

The doors and windows are good quality. One of the dodheinpstairs hall and in the master bathroom need adjusting.

General Condition of Floors

The floors of the home are relatively level and walle relatively plumb.

RECOMMENDATIONS/OBSERVATIONS

Loose Handrail

Safety Issue: The loose handrail for the interior stair should beeedred.

LIMITATIONS OF INTERIOR INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following

conditions

Carpeting, window treatments, central vacuum systems, hadsgbpliances, recreational facilities, paint, wallpape
and other finish treatments are not inspected.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.
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Appliances

DESCRIPTION OF APPLIANCES

Appliances Tested: - Gas Cooktop Wall Oven- Dishwashers Waste DisposersKitchen Exhaust
Hood - Microwave
Other Components Tested: - Doorbell

APPLIANCES OBSERVATIONS

General Comments
The basic operation of the appliances that were tesisdatisfactory.

RECOMMENDATIONS / OBSERVATIONS

Doorbell
Repair: The doorbell button is broken and the chimes are missing.

Gas Line Bonding

- Safety Issue: The outside end of the corrugated stainless steel gaftitiee fireplace should be directly bonded

to the electrical service ground rod of the home witlio. 6 AWG copper wire to prevent damage to the thimgub
by indirect lightning strikes-ailure of ungrounded gas supply lines has caused fireslasslaction suits against
the manufacturers and creates liability for the buil®eatailed information concerning the bonding requiresent

for this potentially serious condition is available oa ithternet by Googling NAHB (National Association ofrkie
Builders) CSST Gas Piping Systems.

LIMITATIONS OF APPLIANCES INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions

Thermostats, timers and other specialized features@mtcbls are not tested.

The temperature calibration, functionality of timexectiveness, efficiency and overall performanceappliances is
outside the scope of this inspection.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.
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Garbage Disposal Troubleshooting Tips

Disposal Wrench

Problem: Disposal will not run or makes a humming noise. & diisposal will not run, and does moake humming sound, the red
reset button on the bottom of the disposal or a breakbeimain electrical panel has probably tripped. é&dd¢o Repair Step 1. If
the disposal hums, but does not run, proceed to Repai2Ste

Repair Step 1:

Press the red reset button on the bottom of the disposaset the breaker in the main panel. Turn on theagardisposal again. If
it does not run or make a humming sound, either the saitdisposal is faulty, and will need to be replacechédfmotor hums
briefly and stops, you have a stuck flywheel becausetony is lodged between the impeller(s) and the shreohderTurn off the
disposal and proceed to Repair Step 2.

Repair Step 2:

Take the offset wrench that came with the disposal udiiresert the wrench into the flywheel turning haldhie bottom of the
unit. Turn the wrench back and forth until the flywheshtes easily. If you don't have the wrench you can piekup from a home
center or hardware store.

Repair Step 3:
After freeing the flywheel, press the reset buttoneset the breaker, and then turn on the disposal tardeteif the flywheel was
freed. If not, repeat Repair step 2 and 3.
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Fireplaces

DESCRIPTION OF FIREPLACES

Fireplaces: -Masonry & Zero Clearance
Vents, Flues, Chimneys: -Masonry & Metal Flue-Insulated Multi-Wall

FIREPLACES / WOOD STOVES OBSERVATIONS

General Comments
The fireplace and its components appear to be in sebléceandition.

RECOMMENDATIONS / OBSERVATIONS
Missing Fireplace Damper

Repair: The damper in the living room fireplace is not preséne damper opening has been stuffed with
fiberglass insulation to prevent air infiltration.

Den Fireplace Flue

LIMITATIONS OF FIREPLACES / WOOD STOVES INSPECTION

As described in your inspection agreement, this is a visspéction limited in scope by (but not restrictedtte) following
conditions

The interiors of flues or chimneys are not inspected.
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Firescreens, fireplace doors, gas logs, mantles amdisfiee surrounds, and heat distribution assists (grawvigne
assisted) are not inspected.

The adequacy of the fireplace draw is not determineaglarivisual inspection; for safety reasons, if n@ iirburning |
do not ignite fires nor light paper or other materials

Fireplace inserts, stoves, or firebox contents arenooed.

Please also refer to the pre-inspection contract ftetailed explanation of the scope of this inspection.
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Irrigation System

DESCRIPTION OF IRRIGATION SYSTEM

Control Panel: - Electronic Multi Zone Control PanelLocation: Well House
Distribution Lines: -PVC

Sprinkler Heads: - Subterranean Popup Sprinkler Heads

Water Source: - Subterranean Pump/Well

IRRIGATION SYSTEM OBSERVATIONS

General Comments

This is an evaluation of the above ground and visible conmenEhis is not an evaluation of zone coverage. Aswreer
of a home with an irrigation system, you should expectakenminor repairs, valve replacements, and routine acgustio
the system to keep from spraying the house siding in et dir@nner and adjusting the system as vegetation gnowsary
cases, the zone control valves are buried througheutard or located in a valve control box, which mayhawe been
located during the home inspection.

RECOMMENDATIONS / OBSERVATIONS
Irrigation System
Repair: | was unable to get the system to operate. The ddrasopower, and | followed the directions in the

owner’s manual. The system appears to be a good qualigngysd | don’t think it will need extensive repairs.
There may be nothing wrong except that | was unabipéoate it.

LIMITATION OF IRRIGATION INSPECTION

As described in your inspection contract, this is a vigiggdection limited in scope by (but not restrictecthe) following
conditions:

Zone coverage is not evaluated.

Systems without adequate operation directions are notciespe
Systems with rainy weather overrides are not insgecte
Buried Components are not inspected.
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