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The primary purpose of this report is to provide the client with objective information regarding the condition of the systems and components of the home as existing at the time of the home inspection.  The inspection report is intended to adhere to (or exceed) the Standards of Practice and Code of Ethics which have been adopted by The American Society of Home Inspectors and The North Carolina Home Inspectors Licensure Board. The inspection and report have been performed for the confidential and exclusive use of the client only.


The initial Narrative sections of this report describe the systems and components of the home in a fair amount of detail. The intent is to provide the client with a non-exhaustive set of data similar to a set of building specifications which can then be used for future reference related to repairs, maintenance, disclosures or improvements. Recommendations for improvements and maintenance may also be discussed in each section. Sometimes the quality of workmanship is subjectively evaluated related to the trade or system.

The final Summary section of this report will note those systems and components inspected that, in the professional judgment of the inspector, are not functioning properly, significantly deficient, unsafe, or are near the end of their useful service lives. Recommendations will be made in this section to correct (repair), monitor for future correction, or to employ a specialist for further evaluation. When deficiencies are not self-evident then every effort will be made by the inspector to provide reasoning or explanation related to the inspector’s recommendations. This section of the report also lists those items which were not inspected (and why). The summary section is intended to be considered within the context of the initial narrative sections of this report. The report is designed to be viewed in its entirety since many defects are related to environmental or maintenance conditions (or are otherwise unknown).

This report reflects the inspector's opinion based on visual observation of conditions existing at the time of the inspection. Many components of a home are not visible and consequently cannot be fully evaluated or viewed. Some issues or defects can only be discovered by living in a home; this inspection (and inspector) will not be able to discover these types of defects.  Buyers of property are always at risk. Ownership brings with it the certainty that some failures and repairs will occur; this inspection will not be able to detect or predict all such occurrences. Opinions expressed, by definition, will vary from the opinions of others. All comments are made in the spirit that additional opinions as expressed are of value to the client in making informed decisions or investigations. For this reason client participation is strongly encouraged in the home inspection contract. This inspection should not form the sole basis of reliance for the client, and it is recommended that second opinions should be employed when specific issues or concerns arise.  Our role as home inspectors is “generalist” in nature; a specialist should be employed to provide a second opinion, specify repairs, and to provide reasonable estimates of cost. This inspection is not intended to cover compliance with past or present local building codes or other government regulations (which vary locally).

The inspection, written report, and any verbal statements made during the inspection process in no manner expressed or implied constitute an opinion of value for the property or any associated improvements. It is also not intended to reflect the value of the property or make any representation as to the advisability or inadvisability of purchase. Any estimate or cost information given by the inspector for repairs or alterations to the property, either verbally or in the Summary does not represent a proposal for the execution of such work or a guarantee that the work can be performed for the amount specified. The client should receive several estimates from different contractors since estimates will vary considerably depending on the specifications, inconvenience, work environment, season, and experience or qualifications of contractors selected.



For reference purposes in this report, the front of the house will be the side which faces Booth Road (south). Additionally, left/right and front/back directions are referred to as you face the front of the house, unless otherwise specified.


SPECIAL CONDITIONS AT THE TIME OF INSPECTION


Two property appraisers were present during portions of the inspection which lasted approximately four and one-half hours.
The house was vacant, unfurnished and all utilities were fully operational.
The exterior temperature was 39.8 degrees and the inspection followed thunder storm activity during the preceding evening.
This inspection was performed at the request of the seller/owner of this property however the report format it written such that it would be informative to a prospective buyer. In this regard, many of the maintenance suggestions and comments have been written as if they were addressing a prospective buyer (or new owner). Other Observations and Recommendations have been addressed directly to the seller. 

ITEMS EXCLUDED FROM THIS INSPECTION


Items which were not inspected are listed in the pre-inspection contract .In addition; the following items were not inspected or evaluated during my routine: water heaters (two, which were shut down), security system, refrigerator (which was shut down), landscape watering system, portable back-up generator, air conditioning systems (due to low exterior temperature),  exterior solar landscape mushroom light fixtures (some visibly broken), refrigerator (shut down at the time of inspection), Techtone intercom system, hot tub (spa). If any of these are of concern to you, then I would recommend that a specialist be employed in order to determine whether the above mentioned items are operational or functioning properly.


The inspection includes only the visible and readily accessible major elements of the premises. Parts of the house that are concealed by personal belongings, furniture, etc. or are inaccessible due to low clearances or other restrictions at the time of inspection are excluded. This inspector did not move furniture, remove attached equipment panels, lift rugs, excavate footings or foundation walls, or perform any types of tests which could damage or destroy property.


Electrical System
	Service Company:
	Piedmont Electric Membership Corporation



	Supply Connection: 
	Underground distribution line



	Service Grounding:  
	Grounded to a post in the ground below the meter and by the main feed line from the power company



	Location of Meter:  
	Exterior left


	Main Panel Service Box
	Location:
	Exterior left at the meter

	
	Panel Type:  
	General Electric, Breaker switch type

	
	Panel Rating:  
	200 amps

	
	Service Ampere Wire Size:
	4/0 Aluminum (200 amps)

	
	Interior Wiring:
	Copper and aluminum - see Observations below



	
	Visible Condition:  
	Adequate

	
	Wiring Type
	Contemporary grounded plastic romex wiring




	Sub Panel Service Box
	Location:
	Lower level garage hallway area

	
	Panel Type:  
	General Electric, Breaker switch type

	
	Panel Rating:  
	125  amps

	
	Service Ampere Wire Size:
	#4 Aluminum (70 amps)

	
	Interior Wiring:
	All copper



	
	Visible Condition:  
	Adequate

	
	Wiring Type
	Contemporary grounded plastic romex wiring




Unless otherwise noted, the panel box covers were removed to visually look at the interiors of the main panel box and any related electrical distribution sub panel(s). Wiring connections to breaker switch or fuse terminals were observed for looseness or symptoms of over-heating; wiring specifications (size and type) were observed and compared to over-current protection device specifications for compatibility. The total capacity (ampacity and voltage) of the system was noted and individual fuses or breaker switches were checked to insure that they have not been over-loaded at the panel box by multiple (add-on) circuits. Also, the general nature of the electrical work was subjectively evaluated (Is it neat, clean and performed in a professional manner?). A representative number of accessible interior electrical receptacles were tested for proper polarity, voltage, and grounding capabilities; all receptacles within six feet of interior plumbing fixtures, and all garage or exterior receptacles were tested for proper polarity and grounding. Voltage ratings of 120 and 240 were present unless otherwise noted. All underground or enclosed components of the electrical system (including submersible pumps, enclosed wiring junctions, service lines, etc.) are not accessible for review and are therefore excluded from the inspection. 
As a policy security systems are not evaluated. The homeowner or buyer is encouraged to test these devices or employ an electrician or security system installer in evaluating these devices. Please note that I do activate ceiling paddle fans, however I do not test them in all speeds nor do I test them from remotes (if present).



Observations:

1)  The garage, whirlbath bathtub, kitchen countertop, bathroom and exterior electrical duplex receptacle circuits utilize ground fault interrupt devices (GFCI) to reduce the possibility of electrical shock due to moisture. This is a code requirement and safety measure for most new homes. These worked properly when tested at the time of inspection however you should be aware that when these circuits trip they must be reactivated manually by resetting the applicable breaker switches or receptacle reset switches. 

The following dates reflect when the GFI protective devices were required by code on the applicable circuits:  1971 - swimming pools, construction site power sources; 1975 - on all bathroom and exterior receptacles; 1978 - all garage receptacles, unless separately dedicated; 1981 - all receptacles within 10' of a spa or hot tub; 1984 - all replacement receptacles where three-prong units replace two-prong types; 1987 - unfinished basement area receptacles and on all kitchen countertop receptacles within six feet of the kitchen sink; 1990 - all crawlspace receptacles, including those installed for sump pumps; 1993 - all countertop receptacles within 6' of a wet bar; 1996 - all grade level unfinished accessory building receptacles, all countertop receptacles in kitchens (with the exception of refrigerator or freezer circuits).

2)  I tested the electrical smoke detection system from the test button(s) when I performed my inspection and it was found to be functioning properly. Sometimes these devices do not work when they accumulate dust and often they will not function even though a red light is visible or a sound is audible when the test button is pressed. In this respect I would recommend that you test these periodically with a match to insure that they are functioning properly. The installation of these devices is a code requirement for all new homes. Since 1999, codes require electric smoke detectors (with battery back-up capabilities) be installed in every bedroom. It is recommended, at a minimum, that smoke detectors be installed on each finished level of a structure and also in any bedroom hallway areas related to existing structures. You should also be aware that it is a state law that all residential structures built after 1975 must have smoke detectors; most municipalities have supplementary laws which require smoke detectors in all rental properties regardless of their age (something to take seriously from a liability perspective). It is the responsibility of the landlord to make sure that the smoke detector is working however the tenant must inform the landlord if a smoke detector is not functioning. Also, it is against the law for anyone to remove or tamper with a smoke detector.
Please note that I do not test any smoke detectors which are not reasonably accessible or are components of a security system. 
3)  There was space in the electrical panel boxes for additional circuitry.

4)  All circuitry appeared to be clearly labeled on the panel box covers.


5)  At least one outlet in each of the following duplex receptacles is controlled by wall switches:  bedrooms and living room. The intent of these outlets is to allow the use of lamps or comparable fixtures which can be activated via the wall switch when entering a room. 

6)  The wiring viewed in the main panel boxes was neat, clean and symmetrical indicating good workmanship (for your information).
7)  The neutral wires and grounding wires in the electrical sub panel box have been directed to their own separate terminals as per current codes and custom (for your information).
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Recommendations:

1)  A 50 amp “welder or back-up generator” circuit has been wired into the basement electrical sub-panel.  There was also a wiring connector and a dual-fuel 30 amp DYNA (model# TFLC9000E/N, 33.3 amps, 120/240 volts dated 1997) emergency back-up generator in storage in the garage at the time of inspection. The emergency back-up generator system provided lacks any type of automatic transfer switch; consequently it will be very important that the main 200 amp breaker switch located in the exterior left main panel box is switched off during use of the generator in order to protect against injuring utility personnel who may be working on Piedmont’s system during a power outage. Instructions appeared to be present associated with the back-up generator in the garage. I would recommend that the generator and all components and instructions remain with the house upon resale in the future.
Plumbing System

All underground components of the plumbing and/or sewage systems (including wells, septic tanks, submersible pumps, etc.) are not accessible for review and are therefore excluded from the inspection.

	Water Supply System:   

	Private well: The well was located in the rear lot areas, approximately twenty yards from the house, under a cylindrical concrete culvert well house enclosure. The above ground portion of the well (well head) has been insulated with fiberglass batting materials in order to prevent the pipes from freezing. According to a data plate found at the time of inspection the well was drilled by Acme Well Co. to a depth of 185 feet (casing depth of 93 feet) and yielded 18 gallons per minute at the time it was drilled. A yield of 2.5 to 4.5 gallons is "average" for a typical private well servicing a single family home. As a standard recommendation you would be well advised to have a private testing firm and/or the County Health Department perform a routine water test for any problematic bacterial content prior to closing. The pressurized storage tank for the system (Well-X-Trol, model# 250) is located in the rear left crawlspace. According to the pump motor control box, a 1/2 horse power submersible pump is installed in the well. Normally a 1/2 horse power pump can service well depths up to 140 feet. 
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	Waste System:   

	Private septic system: 

Septic Field:  Appears to be towards the front left lot areas  

Holding (pump) Tank:  Did not determine location
Alarm:  Front right corner of the lower level garage (grey alarm box)
I did not evaluate the septic system. I would recommend that you contact a certified specialist in order to evaluate the septic system and inquire of the Seller as to when this was last serviced. A pump in a second "holding tank" is used in providing pressure to the absorptive drainage field which is apparently uphill from the house outfall. Wastes which are generated by the septic tank collect in a secondary storage tank below grade which contains a sewer pump activated by a float switch. When the float switch is activated pressure generated by the pump forces the waste to a remote site (drainage field). Alarms or signal systems are required by many municipalities or counties in order to alert the homeowner in case of malfunction. Please note that these systems do not work during a power outage. It is generally recommended to have the collection tank cleaned or examined every two years; pump and alarm components can then be cleaned or serviced. It is common in our area to never service septic tanks although technically, in order to function properly, a septic tank should be pumped of non-biodegradable solids which are likely to accumulate at least every three to five years as a routine maintenance procedure. Most septic tank service companies (and some plumbers) provide these services. The system's useful life and maintenance requirements will depend on its design, soil and drainage characteristics, age, family size and lifestyle, and other inter-related factors. 



	Interior Supply Lines:   
	Flexible polybutylene plastic

Polybutylene plastic (pb) plumbing supply lines are installed in this house. This type of piping was used in this area for many years, however it has had a higher than normal failure rate and is no longer being widely used. Flexible polybutylene plastic piping was originally introduced in the late 1970's and was probably the most commonly installed material in water supply distribution systems from 1985 to 1995. There were known failures associated with the couplings in the early 1980's which resulted in numerous class action lawsuits. Some of these have resulted in settlements; however it is difficult to determine which applications apply and which do not. Most of these failures were associated with mobile home installations or piping which was installed in the northeast. This type of piping is apparently subject to deterioration and leakage as it hardens and becomes brittle. The leakage first appears at couplings or fittings and later at the piping itself. Copper and brass fittings which were used in later years have apparently reduced the failure rate. This type of piping is also not recommended for use with continuous hot water circulating pumps. It is also recommended to provide clearances or "leads" to water heater installations with copper or alternative piping materials. 

You may want to contact the Consumer Plumbing Recovery Center at 1-800-392-7591 or www.pbpipe.com if this issue is of further concern to you. I would also recommend that you contact any insurance agencies which cover this property in order to verify that any future damage which may be caused by leaking piping is fully covered. 

Please note that this type of piping has been phased out of production (1997) and it is likely that stocks or replacement parts will not be available in the future. This piping has been replaced by a PEX type which can be used for repairs as it is similar in composition and uses the same couplings and crimp connectors.



	Interior Waste Lines and Vent Pipes:   
	PVC plastic



	Location of Main Water Shut-Off Valve:   
	Base of the pressure tank in the crawlspace (red handle)

	Water Pressure:
	40 PSI which is within the normal range of 30-50 PSI



Water supply shut off valves are not specifically tested during my routine. Sometimes these valves will leak when activated if they have not been used for a long period of time. On municipal or public water supply systems, shut-off capabilities exist at the meter base adjacent to the street and this could also be used for emergency or repair purposes if needed.

	Water Heaters:
(Two)
	Location:
	Crawlspace and lower level garage

	
	Manufacturer:  
	State Industries

	
	Model Numbers:  
	PRV 50 NODSO NC 
PRV 50 NODSC NC

	
	Type:
	Natural gas-fired direct vent (both)

	
	Capacity:
	50 gallons, 38,000 BTU's per hour
50 gallons, 38,000 BTU's per hour


	
	Age:  
	Dated 1996 (both)


	
	Hot Water Temperature:
	58 degrees F. (turned off at their pilot lights)


	[image: image8.jpg]



	[image: image9.jpg]






The average estimated useful life of a typical electric or gas water heating tank is 10 to 15 years (15 to 20 years on a public water supply system) however, there are always instances when water heaters last longer or shorter than this range. The useful life is usually related to water quality, the tank's location and maintenance. Water heaters should be “purged” in order to remove sediment from the tank. These materials (dirt, heavy metals, etc.) usually settle on the bottom of the tank and the heating surfaces, causing premature corrosion and inefficient operation. Sediment can easily be flushed out by connecting an ordinary garden hose to the valve located near the bottom of the tank and draining several gallons of water. Water heaters on well systems should be purged every year. Water heaters on city water systems generally do not accumulate significant amounts of sediment, however if the water supply piping is copper and was installed prior to 1984, you may want to consider having the water heater purged yearly in order to reduce potential lead levels which may accumulate due to wear and tear on the original solder joints. Water heaters should be installed in dry areas and properly elevated from ground or moisture contact. It is common for electric heating elements to fail and/or need to be replaced every 5 to 6 years and you may want to consider periodic replacement from a preventative maintenance perspective.

I would recommend that you reset the thermostats located at each of the two elements on an electric water heater to the current code standard (120 degrees or less) in order to prevent against scalding, etc. Alternatively, I would recommend that you reposition the thermostat on a gas fired water heater to better meet current code requirements. The 120 degree standard was recently adopted by most building code entities in response to a child scalding lawsuit. I would recommend that the water temperature be checked periodically and prior to re-sale of the property. Re-positioning the thermostat may reduce overall hot water capabilities accordingly.

	Fixtures and Faucets:
   
	Commodes:
	Kohler (1996) 1.6 gpf




The dates on the plumbing fixtures are sometimes a good indication of when a house was constructed or when an addition or remodeling work occurred. As a general preventative maintenance recommendation, always be certain that bathtub and shower/floor and wall junctions are properly sealed with a silicone bathtub caulk or ceramic tile grout to prevent splashed water from infiltrating the floor and wall framing. This is a fairly simple measure that can help in the prevention of more serious problems in the future.
The vent piping associated with house plumbing system was viewed at the time of inspection. 
Recommendations:

	1)  There was a patina (copper sulphate) color present in the sink in the house and this is an indication that the water quality is of a low ph or acidic nature. You may want to have the water tested and/or treated if this is of importance to you. Acidic water is known to occur in most private wells in the Mann’s Chapel Road area of Chatham and Orange counties. The faucet related to the laundry sink pictured was not leaking at the time of inspection. Acidic water can have long-term impacts to the copper coupling which are components to the water supply piping.
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Central Heating & Cooling Systems


The exterior temperature was 39.8 degrees F. when I performed my inspection. When I left I returned the thermostatic function to the mode and temperature that was set when I initially arrived.

Type of System #1:  Gas-fired furnace with electric central air conditioning unit servicing the main level right bedrooms section of the house and lower level heated areas

	Interior Unit:
	Manufacturer:
	Rheem, dated 1995 installed by Penland Heating and Air Conditioning 919-732-7855

	
	Model Number:
	RGPG-05EAUER

	
	Serial Number:
	PF5P302 F4195 8428

	
	Location:
	Unfinished basement utility area

	
	Size:
	50,000 BTU per hour input

	
	Operation - Supply Air Temperature:
	Normal 

	
	Exhaust Flue Pipe Condition:
	Adequate

	
	AFUE Rating:
	80.0


The AFUE (Annual Fuel Utilization Efficiency) is the measure of energy efficiency for gas furnaces and boilers. The lowest efficiency models are given a 78.0 rating and the most efficient are rated 96.6, for your information. 

The most common costly problem which can occur with this type of gas furnace is the development of cracks in the heat exchanger. Cracks occur generally in older installations (more than ten years old) and are more likely to occur when furnaces have been installed in areas subject to high ranges in humidity (such as crawlspaces which are subject to moisture retention). It is extremely difficult to adequately perform a visual analysis for cracks in a heat exchanger without dis-assembly of the furnace. During my inspection I performed a cursory visual exam of the burner flame pattern in order to target any major cracks. I also utilize a testing device (Bacharach Monoxor II) in order to assess whether the carbon monoxide emissions are within industry standards. Usually this process will detect an unsafe or inefficient operation. Unless specifically mentioned, I found the furnace to be in a good and safe operable manner at the time of inspection. In any gas fired furnace which is in excess of 10 years old I would recommend that the furnace be annually evaluated and cleaned (if needed) by a reputable licensed HVAC technician. 

	Exterior Cooling Unit:
	Manufacturer:
	Rheem dated March, 1995

	
	Model Number:
	RAKA-037JAC

	
	Serial Number:
	5407 M10957519

	
	Location:
	Front-most unit exterior left

	
	Size:
	3 ton

	
	Operation:
	Supply Air Temperature:
	Did not test due to low exterior temperature

	
	
	Cooling Temperature Differential:
	n/a

	
	SEER Rating:
	10 assumed


System #2: Electric heat pump (provides heating and cooling) servicing the main level left and central living room areas of the house.
	Interior Unit:
	Manufacturer:
	Nordyne (Westinghouse) dated 2007

	
	Model Number:
	B5BM-X25K-A

	
	Serial Number:
	B5DO7031296

	
	Location:
	Rear left crawlspace

	
	Size:
	2 ton

	
	Operation:
	Heating Supply Air Temperature
	68.4 degrees F. (54.2 degree return)

	
	
	With Back-up Strips Activated       
	54.2 degrees F. Please note the Summary section of this report

	
	
	Cooling Supply Air Temperature
	Did not test due to low exterior temperature

	
	
	Cooling Temperature Differential
	n/a 


	Exterior Unit:
	Manufacturer:
	Nordyne (Westinghouse) dated 2007

	
	Model Number:
	FT4BD-024K

	
	Serial Number:
	FTA070502928

	
	Location:
	Rear-most unit exterior left

	
	Size:
	2 ton

	
	SEER Rating:
	unknown


The "cooling temperature differential" is a means of determining the proper operation of a central air conditioning system. This differential is the temperature difference between the supply air (to the house) and the return air (to the evaporator coil), or the temperature drop as the air passes over the evaporator coil.  Most service technicians consider a temperature differential within an average range of 15 to 20 degrees to indicate normal operational efficiency for central cooling systems. In a heat pump system, a normal differential also indicates proper operation of the heating mode, as the same basic components are used for both heating and cooling functions. The most expensive component of the heat pump system is the compressor which is located in the exterior condensing unit and is utilized for both heating and cooling purposes. Generally a compressor is warranted by the manufacturer for 4 or 5 years and has a projected useful life of 15 to 17 years, depending upon maintenance, use and a number of other factors. Replacement of the compressor (alone) often costs in the range of $900.00 to $1500.00 depending upon the size of the system, the manufacturer and the subcontractor utilized. Beginning in 2006 energy efficiency codes require installers to install equipment with a SEER rating of at least 13.0 which will increase overall costs of replacement and which will also require that interior units be replaced or modified (a total cost range of $4000 to $6000). If the manufacturer's date for the exterior unit is not noted above then you can assume that the condensing unit (which contains the compressor) is in excess of 15 years old. In some cases compressors will last in excess of 20 years (for your information). 
Carbon Monoxide Screening:

Furnace #1 test: 
 
Flue exhaust reading - 36/ppm to 18/ppm 

Main level living area reading - 000/ppm

The presence of problematic carbon monoxide levels in residences is a health concern for some people. In performing inspections of homes which contain gas or oil fired appliances, I use a Monoxor II carbon monoxide testing device (manufactured by Bacharach Inc.) in screening for potentially problematic carbon monoxide levels. Carbon Monoxide poisoning results in headache, nausea, chronic tiredness, confusion, dizziness and sometimes coma or death. It affects people by cutting off the supply of oxygen to their muscles and brain and can affect individual people in the same house differently. Prolonged exposure to levels in excess of 35/ppm is considered unhealthy. The harmful effects of carbon monoxide exposure depend on both the concentration of carbon monoxide in the air and the length of exposure. Please note that carbon monoxide levels vary during the cycling on and off of gas appliances and will also probably vary (increase) with extended age and operation of the equipment. Consequently it is recommended that reputable testing entity evaluate the operation and safety of these appliances periodically. For more information related to this protocol you may contact PSNC Energy (1-877-776-2427), The Advanced Energy Corporation (857-9000), and/or a reputable, licensed HVAC technician with carbon monoxide testing experience. 

In testing the various gas appliances in the house, unless otherwise noted, I tested the carbon monoxide levels in the exhaust vent pipe and any level in excess of 100/ppm (or 400/ppm "air free") is considered deficient. Most deficiencies can be corrected by adjusting burners, drafting the components, etc. and it is recommended that a reputable HVAC technician perform the applicable repairs and then re-test the equipment. Also, any residual levels of carbon monoxide in interior rooms will be tested, noted if applicable, and considered a safety defect or hazard. You should be aware that certain appliances such as "unvented" gas log accessories, etc. will normally generate low levels of carbon monoxide in interior room areas. Some electrical appliances also create potentially hazardous carbon monoxide conditions depending upon the environment in which they are operating. For instance, an electric self clean function in an oven will produce carbon monoxide which should be properly ventilated as per manufacturer's recommendations.

In testing gas furnaces and other specific appliances, the burner functions vary during start up and extended running time. Consequently when the flue levels are tested with the carbon monoxide tester it is recommended to wait several minutes until after the furnace (or other appliance) has processed and then take several readings at periodic intervals. If an ascending level pattern is encountered then it would be considered a defect to be corrected by a specialist. 

If certain appliances cannot be adequately tested they will be noted above and it is recommended that a second opinion be employed by a specialist. I would also recommend that you consider the installation of carbon monoxide detectors (preferably adjacent to any smoke detectors in the house).

Please note that I am only able to test for the operability of the general component parts of the HVAC system(s) and cannot evaluate whether adequate and/or uniform cooling/heating capabilities are provided to each area of the house. Cooling/heating capabilities can be impacted or reduced by circuitous duct runs, interior/exterior temperatures, poorly engineered duct work, obstructions in duct work and other factors which are not visible or determinable without an exhaustive, time consuming analysis. If this aspect of the inspection is of concern to you then I would recommend that you employ a specialist who can better evaluate the system.   

Location of Thermostat(s):   Left hallway and master bedroom area
Location and Size of Filters: 

	Laundry room (24" x 24")
Master bedroom (20" x 20")

Living room (12" x 12")
Basement recreation room (25" x 20")  high efficiency cartridge filter (pictured)      
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A standard woven fiberglass disposable air filtering system was utilized on the HVAC system unless otherwise mentioned. These low cost filters can be purchased at most hardware stores and are installed to protect equipment (rather than people). Depending upon air qualities and levels of indoor activity these generally should be changed every 60 to 90 days (some HVAC manufacturers recommend a monthly change). If interior dust, allergies or other indoor air qualities are a priority then you may want to consider alternative filters or equipment. A standard disposable filter is ranked at a 3% to 5% efficiency rate (under ASHRAE Standard 52-76).

Observations:

	1)  Gas Log Decorative Fireplace
	Location:
	Living room

	
	Type:
	Natural gas-fired vented decorative three-sided fireplace

	
	Manufacturer:
	Heat-N- Glo

	
	Operation:
	Please note the Summary section of this report


You should be aware that during initial use of these systems or when activated after long periods of time without use, the debris or dust accumulation on the logs may create a smoke which will set off the smoke detectors in the house. This is not of any functional concern and should stop after the first use. 

2)  The flexible-to-rigid duct work associated with the HVAC system has been sealed with mastic or comparable materials in order to prevent air infiltration/leakage and promote energy efficiency in the future. 
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Interior heat pump (crawlspace)                                               Gas furnace (garage workshop area)

Appliances

Except where noted below, the following appliances were found to be in good working order considering age and usage. All appliances are tested for operation in their basic function only. Self-cleaning features, timers, clocks, etc. are not tested. If applicable, the dishwasher is operated for one complete normal cycle.


	Double Oven:


	Thermadore
	model # CT230-5
	Electric, self-clean, convection bake

	Range Hood:


	Thermadore

	model # CV2236B

	Down-draft vented out at cook top

	Dishwasher:


	Bosch

	model # SHE43M05UC/53

	

	Refrigerator:


	General Electric

	model # Did not determine

	with a through-the-door ice and water dispenser and an operable ice maker

	Cook top:


	Thermadore

	model # SGNCV36GB

	Four burner natural gas (electric grill)

	Trash Compactor:
	General Electric
	model # KUCC151DBL2
	


Observations:

1)  A Smart Vacuum Systems, Inc (model# 371) whole house vacuuming system has been installed in this house; the motor control box is located in the left garage. This appliance functioned properly when tested from its motor; however I did not evaluate all interior ports or accessories.

2)  Both gas piping and three-pronged 240 volt electrical services have been provided for clothes dryer (for your information). The codes regarding the type of clothes dryer appliance cords and plugs have changed since 1996. You should be aware that newer clothes dryer circuits have four-prong receptacles (plugs) which are not compatible with older three-pronged appliance cords. Therefore some modifications may be needed if a newer clothes dryer is to be installed (it will require a three-pronged appliance cord). If a four pronged receptacle is to be installed then a different type of wire installation will be needed and this will require a licensed electrician and additional costs.

Recommendations:

1)  I would recommend that you request that the current owners provide any owners manuals, warranty information, service records or other applicable information for the major kitchen appliances, the water heater, the HVAC units, etc.
Interior/Exterior Surfaces and Insulation

When discussing insulation, you should always speak in terms of R-values rather than inches. R-values reflect the resistance of insulation to the passage of heat. The higher the R-value, the more effective the insulation. Different types and forms of insulation have different R-values.


	Ceilings:
	9" fiberglass batts (R-30) in flat areas and 9" fiberglass batts (R-30) with Styrofoam baffles in sloped areas



	Exterior Walls:


	 3 5/8” fiberglass batts (R-13) with ½” Styrofoam sheathing (R-3.0)


	Wall Framing:


	2” x 4” vertical stud construction, set 16” on centers 


	Interior/Exterior Column Structures: 
	3 ½” steel posts and framed basement partition walls

	Floors:


	6" fiberglass batts (R-19) in crawlspace areas



	Windows:
	Vinyl-clad thermal pane casement and awning casement with thermal pane fixed glass panels

	Ducts:


	Insulated in unconditioned areas



	Exterior Finish:


	Brick veneer and horizontal lap vinyl siding with vinyl or aluminum wrapped trim and soffit work







For comparison purposes, North Carolina building codes for new construction currently require a minimum of R-31 in the ceiling, R-20 in the floor, R-16 in the walls, and single pane windows. In determining R-values, the insulation batt rating must be combined with the rating of the siding sheathing, roof deckings and other components of the wall/ceiling systems. Utility companies generally specify the following R-values for the insulation actually installed - R-30 in the ceiling, R-19 in the floor, R-15 in the walls, and thermal (double) pane windows as energy conservation recommendations for this climatic area. Contact your local utility company for their recommendations concerning whether additional insulation and other energy-related measures would be cost-effective investments for your home.

Most accessible windows were checked for operability, however not all window systems were evaluated. Those checked were functioning properly unless otherwise noted below. Often some windows are painted shut or may swell (seasonally) thereby rendering them inoperable in a normal course of action. If this is of specific concern to you then I would recommend that you make a point to walk through the house prior to closing (when furnishings, drapes, blinds, etc. are less likely to be disrupted) and test each window for operability. If the windows are of the “tilt-out” variety, then care should be exercised during the colder months as the plastic tracks have a tendency to be brittle and can be damaged.

I would recommend that you request that all keys be provided for exterior door passage locks, dead bolt locks, exterior storage sheds and/or all other locking mechanisms. Locks were not specifically evaluated unless keys were present at the time of inspection. It is common for some keys not to be present consequently you should not assume that I necessarily tested all locks at the time of inspection. As a routine I will test the latch/lock assemblies associated with all exterior doors however.

Observations:

1)  The Genie electric garage door opener associated with the left garage functioned properly when tested from a push-button switch. I would recommend that you request that all remote control devices be provided prior to closing. The automatic back-up function (which should reverse the direction of the door when any resistance is encountered or the electronic sensor is tripped) worked properly when tested at the time of inspection. This function is designed to protect against injury or asphyxiation in the event that a person becomes trapped by the door and is a current code requirement for this type of appliance.
An electronic locking device accessory (with exterior code touch pad) has been installed on the basement garage door system. The code for this device should be communicated to the new owner at closing. This functioned when tested from an interior button switch.
	2)  There is a cosmetic crack that occurs in the main level central vaulted area ceiling finishes which I would characterize as “normal”. It is not uncommon to view cracks such as these in transitional ceilings. This can cosmetically be repaired by a painter however may re-occur during significant wind events in the future.
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Recommendations:

1)  Screens were missing from several exterior windows at the time of inspection. You may want to inquire as to the whereabouts of these screens if this is of importance to you. You should be aware that many owners value the ability to open windows without pest entry and this may again be an issue upon re-sale if the screens are not present or supplied. There were 26 exterior window screens in storage in the left garage at the time of inspection. There were 12 additional screens in storage in the basement garage.
2)  Double-keyed deadbolt security locks have been installed on the following exterior entry doors: most.

These have recently been banned by building codes due to the fact that the keys can not sometimes be found in a timely manner in the event of a fire or emergency requiring exit. Consequently you may want to have these changed to a different type of dead bolt lock depending on how important this is to you.
	3)  I would recommend that the combination to the floor safe be transmitted to the new owner upon re-sale in the future.
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Drainage

Site Slope:  Left to right and front to back predominantly; approximately 15%. Storm water originating from off-site areas appears to exit foundation areas adequately following storm activities.

	Crawlspace & Basement Conditions:


	Generally dry, with no signs of any significant drainage related problems. 



	Gutter Type:


	Aluminum, with oversized downspouts where occurring.

Aluminum gutters are contemporary and very popular, especially when pre-finished colors match house trim colors. Most aluminum gutter manufacturers supply gutters with a wide variety of color choices (usually 7 to 8). Aluminum gutters are recommended over galvanized steel gutters, especially when high pitched two story roof surfaces may inhibit orderly repetitive maintenance (cleaning) or when roof surfaces come into close proximity to pine trees which shed needles rapidly and are conducive to gutter obstruction, water retention and corrosion. Another advantage of using an aluminum gutter system is that it can be installed in a seamless manner thereby reducing the likelihood of joint failures. Generally the weakest link of any gutter system is the leader or downspout and a rule of thumb is that one downspout should occur for every 20 lineal feet of roof eave. Sometimes when gutters service large roof areas it is advisable to install a commercial or oversized downspout in order to adequately handle water volumes. 




	Gutter Condition:


	Clear and unobstructed at the time of inspection 




	Gutter Downspout Run-off Diversion:


	Diverted by underground drain lines




	Foundation Drainage:


	Water drains away from the foundation at most points, with the possible exception of the left foundation lines adjacent to the garage. Please note the Summary section of this report 





In general it is desirable to keep water away from the foundation lines, crawlspace and/or basement areas. In a worst case situation, standing water (or storm water retention) around the foundation lines can cause settlement and movement of the foundation by undercutting support capabilities. It can also increase humidity levels in the crawlspace, which then is conducive to mildew, decay, termites, some respiratory problems or other moisture related factors which ultimately may impact habitability.
The prevention or mitigation of very serious moisture related problems usually involves the implementation of remedies which result from an exhaustive evaluation of the following perspectives:  1) surface storm water control; 2) subsurface storm water control; 3) evaluating for plumbing water supply or waste system failures; 4) evaluating for any HVAC or household appliance discharge into crawlspace or basement; 5) an assessment of the drainage systems in place and their operability (gutters, drain line, foundation drains, sump pumps, etc.; 6) ventilation capabilities; 7) hydrologic soils analysis. Most drainage related problems result from a combination of multiple causes and their severity is usually a function of the inter-relationships between the volumes of moisture present, the existing soil properties, ventilation capabilities of the home, the structural integrity of the house and the design of the foundation systems as they were built (or modified). This inspection was not an exhaustive analysis however it is intended to make recommendations in terms of identifying those areas which appear to be potential problematic contributors and to recommend measures which might be employed in order to reduce moisture contributions.

The first priority in dealing with a drainage problem should be to eliminate or reduce the visible source(s) of moisture. Fortunately, these causes can usually be determined by a non-exhaustive visual survey (which is the intent of this inspection). Of equal importance is a commitment by the homeowner to routinely maintain the drainage systems which are provided or recommended. Most of the serious, more costly problems which I have encountered have resulted from a lack of simple maintenance.

Observations:

1)  Aluminum Elko "gutter guard" devices have been installed on the gutters (where occurring). These are designed to wash pine needle and leaf debris from roof and gutter surfaces while allowing the water to flow through the gutters and downspouts. Generally these are considered to be very good systems and are installed in order to reduce maintenance on higher pitched roof/gutter systems. I would recommend that these be periodically viewed or evaluated in order to determine that debris retention has not occurred. 

2)  The foundation walls below grade have apparently been water proofed with an asphaltic membrane (for your information). Please note that sometimes when back-fill and landscaping activities occur above the membrane, it is possible for some minor capillary leakage to occur causing visible water spotting on interior foundation walls. This is not generally problematic from a structural/functional perspective. I was not able to determine if the left foundation wall to the left garage is water-proofed below grade. Please note the Summary section of this report
Recommendations:

	1)  There was an area along the right foundation wall of the upper left garage that visibly appeared to be a water spot. On closer examination this area perhaps was a storage area for something which has spilled in the past. I did look at the roof system above and there were no visible anomalies which would suggest a roof leak. If this is of further concern you may want to seek a second opinion.
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Foundation & Floor System

When I performed my inspection of the foundation system, I did not perform any excavations of the footings or piers, nor was I able to determine whether reinforcement has been installed in the concrete as may have been specified by the contractor during construction. My assumption is that during construction adequate footings were installed, foundation walls placed on footings properly, soils were properly excavated, etc. However, it is possible that this was not the case as sometimes these deficiencies occur during construction and are not detected by the applicable Municipal Building Inspections process. In performing my routine, I visually look at foundation walls and concrete slab systems for symptoms of settlement or movement, I carefully view the site grading, try to assess whether water proofing measures have been installed, evaluate roof run off and also look for symptoms in the soils which might suggest that there are ground water problems, water retention problems, shrink/swell soils, etc. Also, while performing a visual inspection of the interior finishes I place a light on the interior walls and ceilings in attempting to detect symptoms of movement. All crawlspace and/or basement areas are entered and viewed as much as possible, unless otherwise noted. Insulation and/or finishes are not removed consequently I cannot view any symptoms which are not visible.

In viewing the floor framing I attempt to assess whether any damage which may be present has occurred due to construction activities (pipe or duct conflicts), plumbing or mechanical system leakage, or storm water impacts. I also try to evaluate the character of the framing in order to assess whether there have been humidity levels which may have impacted structural support capabilities and/or whether environments still exist whereby remedial measures should be undertaken in upgrading ventilation capabilities (controlling water entry, etc.).

	Type of Support Structure:


	Small crawlspace surrounded by a foundation wall and a poured-in-place concrete slab-on-grade floor system beneath two garages and finished and partially finished basement areas. 
At the time of inspection, no symptoms of any substantial water entry were noted in the basement. However, please note that I would not be able to visually determine whether there is moisture infiltration in some cases unless my inspection was preceded by storm activities. In this respect, I would recommend that you inquire of the current owners whether there have been any drainage problems or occasions where water has entered basement areas in the past so that this issue can be properly disclosed and/or addressed at this time. If this is of special concern to you then I would recommend that you seek the advice of a specialist. 

You should be aware that the climate in North Carolina is very humid consequently most basements have significantly higher humidity levels than other areas of the house and require dehumidification measures during overly humid time periods. Humidity will vary depending upon the season, the operability/capabilities of HVAC systems, the extent to which HVAC systems are used, etc. Also, the humidity levels are impacted by site slopes and drainage characteristics adjacent to foundation lines. The largest volumes of moisture usually generated by a house originate from the roof system consequently the design and maintenance of the gutter systems is normally the first basic approach necessary in reducing moisture levels adjacent to foundation lines. When I perform my inspection of basement areas there are generally numerous wall or floor surfaces which are not visible, however I will note in the report areas where I believe symptoms exist which reflect potential moisture problems. Please note that my perspective is structural/functional in nature and does not consider issues or concerns which may related to indoor air qualities. I do recommend that a dehumidifier be provided and used during periods of high humidity.



	Foundation Perimeter Wall:


	12" masonry (block and brick) predominantly


	Central Support Structures:
	Interior framed basement partition walls and 3 1/2” steel vertical posts

	Floor Framing:


	2" x 10" SYP floor joists set on 16" centers, supported internally by a triple

 2" x 10" SYP drop girder, with ¾” OSB sub-flooring

	Problematic Foundation or Masonry Veneer Movement Symptoms:


	None: Please note the Summary section of this report related to a small crack in the left garage left foundation wall

	Crawlspace Access Location:


	Rear left foundation wall





The proper control of moisture in basement and crawlspace areas is important in avoiding costly foundation repairs and the likelihood of mold, mildew, termites, carpenter ants or other moisture related destructive elements. Homeowners also have a tendency to underestimate the volumes of moisture which originate from the roof system due to a lack of gutters or a lack of routine gutter maintenance (especially adjacent to pine trees). It is becoming increasingly evident that due to the high humidity levels in North Carolina there have been a significant number of problems related to warm moist air entering via the foundation vents which then has a tendency to condense on cool (insulated) floor systems. This moisture is retained by the insulation materials like a sponge and often causes significant amounts of mold, mildew and decay. The current thinking is that it may be beneficial to keep foundation vents closed at all times so that crawlspace areas are adequately protected against humid air entry. This assumes that there is ample plastic vapor barrier coverage on the ground areas of the crawlspace so as to further prevent humidity conveyance into the crawlspace. It will also be important to periodically determine that plumbing or condensate leaks are not occurring in the crawlspace areas if this practice is followed. Please note that it is possible to overly dry-out a crawlspace which can cause initial shrinkage to occur associated with interior framing, trim and finishes therefore some care and monitoring should be exercised during and following this process.

The inspector is not responsible for determining the presence of termites or other wood-boring insect infestation. It is recommended that a licensed pest control company inspect the property for this purpose.

Observations:

1)  The rear decks and screened porch floor system have been constructed of pressure treated pine materials. It is normal for the wood to discolor to grey as it cures, warp, split and check to a minor extent. The wood will not deteriorate assuming that the deck surfaces are kept clean of debris and/or that there is not a constant moisture retention environment. Many homeowners like to keep a constant aesthetic appearance on the deck surfaces in which case the deck surface and framing can be pressure washed and sealed with a water-proofing or preservative type of sealant (such as Thompson's Water Seal). The deck boards can also be stained or painted. You should be aware that due to different traffic patterns, sun orientation, shading, moisture contact (from over-spilling or lack of gutters), maintaining a consistent appearance will require that these surfaces be continually re-sealed at least every other year and this is why most homeowners opt to do nothing in terms of treating or preserving these systems. From my perspective, this decision is a cosmetic one. 

Usually the 6”x6” vertical framing members are composed of "ground contact" graded pressure treated materials which are approved in North Carolina for use in underground foundation walls. In theory, these materials will not deteriorate if properly treated, etc. 

2)  A plastic vapor barrier had been installed in 100% of the crawlspace at the time of inspection. Vapor barriers are effective devices to use in order to reduce crawlspace humidity levels, assuming that no problematic volumes of moisture are trapped and retained for prolonged periods of time. The vapor barrier prevents moisture from the dirt floor areas from entering the crawlspace air space

It is "normal" to notice moisture condensing or beading below the plastic surfaces during the cooler months or in depressions on top of the plastic vapor barrier during the warmer months. 

Attic & Roof System

Unless otherwise mentioned, roof systems were mounted or alternatively viewed from a ladder. Also, all attic areas are entered (if access is provided) and visually evaluated.

	Main Roof Type:
	Gabled and hip roof systems
 

	Roof Covering:


	Fiberglass based asphalt shingles

Generally speaking, most asphalt shingle roofs are designed to have a useful life of 15 to 20 years, which can vary greatly depending upon certain factors. Consequently it can be very difficult to estimate a remaining useful life for a roof covering.

The performance or remaining useful life of an asphalt roof surface is determined by the inter-relationships of a large number of conditions and processes. These can include the following:  age, design, material specifications, workmanship, and orientation (north/south), shingle color, pitch, ventilation capabilities, and proximity to over hanging trees or vegetation and maintenance. Usually measures which reduce moisture and heat will extend the life of an asphalt roof surface. Complex roof systems, those with more numerous valleys and penetration points (flashings), are usually more apt to develop leaks than simpler types of roof structures. Lower pitched roofs usually do not last as long as a higher pitched roof since moisture remains on the shingles longer following storm activities. Better ventilation of attic areas will usually prolong a roof systems life since roof decking and shingle surfaces will tend to dry out more quickly following rainfall and will also be cooler and less impacted by extreme heat. Since ventilation is a function of moisture control, correcting drainage problems or reducing humidity levels in the crawlspace, basement or house areas will also tend to extend the useful life of a roof surface. Vaulted ceilings, even when properly ventilated, have a tendency to cause accelerated wear and tear to shingle surfaces, as opposed to properly ventilated flat ceilings with attic areas. 

In the case of an older roof with only a single layer of shingles, a second layer of shingles can sometimes be applied directly over the existing layer (assuming the original layer has not deteriorated to the point where the surface is too uneven or soft). This is often the preferable approach to re-roofing a single layer roof, since stripping the existing layer can add a considerable amount to the cost of the roofing job (approximately $1000). Adding a second layer of asphalt shingles will reduce the projected useful life of the new layer approximately 20% due to the fact that it will take longer for the new system to dry out following storm activity. If an old roof already has two layers of shingles, the existing shingles should be removed before new shingles are installed due to the excessive weight and thickness of an additional layer.

It has been my experience that it is generally worth paying more for the knowledge and expertise of a reputable, experienced roofer - especially when dealing with large numbers of flashings. Flashing systems deal with water-proofing the transitional areas at surface penetration points:  plumbing and mechanical vents, chimneys, skylights, dormer, roof and wall junctions etc. The most important roof maintenance task which you can perform is to routinely clean and evaluate the flashed areas, gutters and roof surfaces. Debris build-up (on roof surfaces or in gutters) will cause moisture retention and may ultimately result in capillary leakage. Any type of flashing system which is reliant on caulk or roof sealant is a temporary measure and the caulk/sealant will need to be re-evaluated and re-performed every three to five years. 

Predicting the remaining useful life or future performance of a roof system is probably the single most difficult factor for a home inspector. Often repairs which have been performed are temporary solutions and visible symptoms may reflect previously corrected problems. Depending upon when the inspection is performed symptoms which would be visible during a storm may not be visible. On some roof systems leakage occurs only during very infrequent extreme weather conditions or may result from a lack of maintenance. You should be aware that some lending institutions have underwriting requirements which may call for a roof system to have a projected useful life of five years or more. Problems associated with repair or replacement of the roof system are sometimes the largest potential cost associated with ownership consequently if this is of concern to you then I would recommend that you receive a second opinion from a reputable roofer. 



	Flashing Materials:


	Metal and plastic

	Shingle Layers (if applicable):

	One


	Estimated Remaining Useful Life of Roof Covering:
	8 to 10 years



Structural Framing:

	Ceiling Joists:
	2" x 10" and 2” x 8” set on 16" centers and 12” truss joists (left garage)


	Rafters - over flat ceilings:
	2" x 10" set on 16" centers



	Roof Decking:
	½” OSB roof decking panels


	Attic Ventilation:
	Gable, ridge and soffit (eave) vents





Attic Access Location:  Ceiling scuttle door master bedroom closet and pull-down stairs garage.



Observations:

1)  The skylights installed are Velux, thermal pane, tempered glass type (for your information). This type of skylight is a very good system and generally is not prone to leakage. All roof surfaces adjacent to skylights should be regularly cleaned of any accumulated debris as an ongoing maintenance provision.
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Summary

INTRODUCTION

This section of the report notes those systems and components inspected that, in the judgment of the inspector: 1) do not function as intended, 2) adversely affect the habitability of the dwelling, 3) warrant further investigation by a specialist, or 4) require subsequent observation. It is not intended for this summary to contain recommendations for maintenance or improvements related to the house.  For the purposes of this report, the term “improvement” means a recommended upgrade to enhance the function, efficiency, or safety of the home and the term “maintenance” means routine upkeep of a system or component to keep it in proper functioning condition. Please note that recommendations for improvements and maintenance are discussed in the preceding narrative sections of this report. This summary is not the entire report. The full report may include additional information of interest or concern to the client and it is strongly recommended that the client promptly read the complete report. In some cases improvements are required to correct defects, consequently it is important that the client read (and consider) the full report. If further clarification is needed the client is encouraged to contact the inspector by phone or email. For information regarding the negotiability of any item in this report under a real estate purchase contract, contact your North Carolina real estate agent or an attorney.
For reference purposes in this report, the “front” of the house is defined as that side which faces (deleted) Road (south). Additionally, left/right and front/back directions are referred to as you face the front of the house, unless otherwise specified.  

The inspection does not include any environmental testing. This includes determining the presence of any potentially hazardous substances (lead, radon, etc.) or adverse conditions such as mold, fungus, carcinogens, noise, and contaminants in the soil, water or air. If any of these conditions are of concern to you then I would recommend that you contact experts or specialists and have testing performed.

Items which were not inspected are listed in the pre-inspection contract .In addition the following were not inspected or evaluated during my routine:  water heaters (two which were shut down), security system, refrigerator (which was shut down), landscape watering system, back-up generator, air conditioning systems (due to low exterior temperature), exterior solar landscape mushroom light fixtures, refrigerator (shut down at the time of inspection), Techtone intercom system, hot tub (spa). If any of these are of concern to you, then I would recommend that a specialist be employed in order to determine whether the above mentioned items are operational or functioning properly.

ITEMS WHICH REQUIRE REPAIR, ARE NON-OPERATIONAL OR REQuiRE ADDITIONAL EVALUATION BY A SPECIALIST 
In each case it is highly recommended that the repair entity is licensed, reputable and considered a specialist for the repair or analysis undertaken. When repairs are performed a receipt and statement of warranty should accompany the work when completed. The repair person should exercise good judgment since not all damage or need may be discoverable until the process is undertaken. 

Electrical

1)  The dining room and master bedroom paddle fan fixtures did not activate at the time of inspection. There were four remote switches encountered during the inspection (three were lacking operable batteries). I would recommend that all paddle fans and associated remote devices be operable as intended.
2)  There were loose wall-mounted receptacles which should be better secured as a preventative safety measure associated with the front wall of the screened porch and left-most exterior rear deck.
Plumbing

1)  Please note that polybutylene plastic plumbing piping has been installed in this house. You should be aware that there have been failures associated with the coupling system associated with this type of piping in the past and that these failures have lead to a higher rate of plumbing failures and class action lawsuits. If this is of further concern to you then you may want to consider receiving a second opinion from a reputable licensed plumber. It is also advisable to check with your insurer in order to confirm that any damage which may result from this piping is covered. The couplings installed in this case are copper with copper crimp connector rings which are less prone to failure.
	2)  The shower head associated with the basement bathroom was defective and in need of replacement.
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3)  There is a minor drip leak associated with the master bathroom shower control valve handle master bath shower.
4)  There were electrical switch or receptacle cover plates in the house which were missing or broken to the extent that replacement cover plates should be installed. Specifically I noted a missing receptacle plate in the commode area of the master bathroom. Generally I recommend that homeowners perform a visual check of all of the receptacles/switches when the house is vacant (prior to occupancy) in order to verify that all electrical boxes are properly plated. You should be aware that from the perspective of small children these devices are often considered to be play things.

Central Heating/Cooling Systems and Fireplaces
1)  I was not able to activate the decorative gas log fireplace appliance in the living room. No remote device was present nor did the system activate from a wall switch (even though the pilot light was lit).
	2)  The top flat metal portions of the fireplace boxing work are corroding and should be re-sealed at this time to prevent future failure and potential leakage interior. 
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3)  The back-up heat strip heating components did not function associated with the heat pump HVAC system servicing the left portions of the house. I would recommend further evaluation and repair by a licensed HVAC technician.

	4)  There was a detached HVAC supply duct in the rear left crawlspace which should be re-attached so as to function as intended.
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Interior/Exterior Surfaces and Insulation
	1)  Squirrels have been nesting in the under floor screening materials at the rear portions of the exterior screened porch. I would recommend that the materials be removed and minor screening damage be repaired.
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	2)  The thermal panes in the following windows exhibited condensation or clouding (between panes) at the time of inspection thereby indicating a failure of their thermal seals: two large front fixed-glass panels front right bedroom and right-most rear awning window living room. The left-most rear awning window in the living room had a visible cracked window pane. These are customarily repaired (replaced) when thermal seals fail or windows crack. Usually replacement of glass panels can be easily accomplished by window and glass repair services, however you should be aware that sometimes certain types of sliding glass door, custom designed window assemblies and atrium doors require major system replacement. 
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Sometimes the failure of thermal panes is indicative of high crawlspace moisture levels and/or a lack of gutters or gutter maintenance. Sometimes also, pressure washing of exterior siding and trim work will cause this type of failure. It is also common for windows to lose their thermal seals after 15 years. South-facing fixed-glass windows usually fail sooner than others.
During the course of my inspection I view all windows; however some thermal seal failure is not evident or visible unless sunlight hits the glass at a certain angle. Therefore I do not claim to evaluate these systems thoroughly and if this issue is of special concern to you then I would recommend that all windows be evaluated/re-evaluated by a glass specialist
3)  The following doors were binding and in need of minor adjustment in order to close, latch, etc.: exterior rear basement entry screened door and under-stairs basement storage area entry door.
4)  The latch and keeper assembly on the entry door rear left basement bedroom door was misaligned consequently it would not close or lock as intended. The cause of this is usually related to minor framing settlement which has occurred since the house was originally built or finished. Unless otherwise mentioned this condition is not considered to be of any significant concern and can usually be remedied by adjusting the latch and/or keeper trim pieces. 

	5)  There is a split window sill component which should be repaired (glued) associate with the right-most rear window lower level rear left bedroom. As is this does not significantly impact any structure or function.
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6)  An adjustment is necessary on the left powder room window in order for it to lock as intended.
Drainage

	1)  The left foundation walls associated with the left garage are subject to moisture impacts which should be reduced in my opinion. There were water spots, efflorescence and a central vertical settlement crack visible in the foundation wall at the time of inspection. Most of the storm water impacts result from the roof system which lacks a gutter on the left sides. I would recommend the addition of a gutter (with gutter guards). 
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