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What Really Matters:

Buying a home? The process can be stressful. A home inspection is supposed to give you peace of

mind, but often has the opposite effect. You will be asked to absorb a lot of information in a short

time. This often includes a written report, checklist, phot ographs, environmental reports and what the
inspector himself says during the inspection. All this combined with the seller's disclosure and what

you notice yourself makes the experience even more overwhelming. What should you do?

Relax. Most of your insp  ection will be maintenance recommendations, life expectancies and minor
imperfections. These are nice to know about. However, the issues that really matter will fall into four
categories:

Major defects. An example of this would be a structural failure.

Things that lead to major defects. A small roof -flashing leak, for example.

Things that may hinder your ability to finance, legally occupy or insure the home.

Safety hazards, such as an exposed, live buss bar at the electric panel.

Anything in these cat  egories should be addressed. Often a serious problem can be corrected
inexpensively to protect both life and property (especially in categories 2 and 4).

Most sellers are honest and are often surprised to learn of defects uncovered during an inspection.
Realize that sellers are under no obligation to repair everything mentioned in the report. No home is
perfect. Keep things in perspective. Do not kill your deal over things that do not matter. It is
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inappropriate to demand that a seller address deferred mai ntenance, conditions already listed on the
seller's disclosure or nit  -picky items.

The above is an excerpt from Sell Your Home For More by Nick Gromicko.

A home inspection will not reveal every problem that exists or ever could exist, but only those
m aterial defects observed on the day of the inspection.

There is no way that you can eliminate the costs of owning a home; things will break down, even with

regular maintenance, just like your automobile does, just like your health does. Habitation

Investi gation LLC is not authorized to issue home insurance. Habitation Investigation LLC recommends

that you obtain appropriate insurance on your home, its appliances, and its systems, and that you

read the fine print in your homeowners insurance policy before a ccepting and paying for it. Habitation
Investigation LLC does not guarantee the life expectancy of any system or component.

Report dissemination: The Company does not approve of the reports dissemination to anyone except

the client signing this contract a nd will not provide an original nor copy to any other person or entity
unless properly prepared, written authorization is provided by the client. Dissemination of the report

by the client, or as requested by the client, to any other person or any entity is strictly at the clients
own risk and the client agrees to indemnify, defend and hold harmless Habitation Investigation LLC its
directors, officers, employees, and agents, and their successors and assigns for all costs, expenses,

legal fees, awards, settle  ments, and judgments in any legal proceeding brought by any third party

who claims he/she/theyl/it relied on representations made in such report and was damaged in any way
whatsoever.

This report is the exclusive property of Habitation Investigation LLC. T his report was made for the
exclusive benefit of the client and no other person may rely on this report for any reason. Use of this

report by any unauthorized person(s) is strictly prohibited. Unauthorized use may result in legal

action.
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Type of building: Single family

Age of building: 2001

Payment method: Invoiced

Present during inspection: Client(s), Property owner(s)
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Occupied: Yes

Weather conditions: Cloudy
Temperature: Cool Low 50's

Ground condition: Wet

Foundation type: Finished basement

1) oThe following items are not included in this inspection: humidifiers, dehumidifiers,
electronic air filters; solar, coal or wood fired heat systems; thermostat or temperature
control accuracy and timed functions; heating components concealed within the building
structure or in inaccessible areas; underground utilities and systems; safety devices and
controls (due to automatic operation). Any comments made regarding these items are as a
courtesy only. Note that the inspecto r does not provide an estimate of remaining life on
heating system components, does not determine if heating systems are appropriately sized,
or perform any evaluations that require a pilot light to be lit. It is beyond the scope of this
inspection to dete rmine if furnace heat exchangers are intact and free of leaks.
Condensation pans and drain lines may clog or leak at any time and should be monitored
while in operation in the future.

2) BSome wall, floor and/or ceiling surfaces were obscured by furniture and/or stored
items. Some areas couldn't be evaluated.

EXter | or Return to table of contents
Foundation material: Concrete block

Apparent wall structure: Wood frame

Wall covering: Vinyl

Driveway material: Asphalt

Sidewalk material: Poured in place concrete

3) +‘%Flashing is missing from above one or more deck ledger boards. This can cause
moisture to accumulate between the ledger board(s) and the structure. Rot may result in
this area and cause the ledger board fasteners to fail. The deck may separate from the

structure in this event and poses a significant safety hazard. A qualified contractor should

install flashing above ledger board(s) wher e necessary. For more information on installing
deck ledger boards visit: http://www.hometime.com/Howto/projects/decks/deck_4.htm
And for more information on building safe de cks in general, visit:

http://www.thisoldhouse.com/toh/knowhow/exteriors/article/0,16417,212625,00.html

4) &One or more wooden deck support posts are in contact with soil. This is a conducive
condition for wood destroying insects and organisms. However no d amage from wood
destroying insects or organisms was found. Standard building practices require that there

be at least 6" of space between any wood and the soil below, even if the wood is treated. If
possible, soil should be removed or graded so a 6" cleara nce is maintained. Otherwise
recommend installing borate based Impel rods _ to prevent rot.
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5) ‘%The perimeter grading slopes towards the structure in one or more areas or sh ould be
improved. This can result in water accumulating around the structure's foundation, or in
basements and crawl spaces if they exist. Accumulated water is a conducive condition to
wood destroying insects and organisms. Wet soil may also cause the foun dation to settle
and possibly fail over time. Recommend grading soil so it slopes down and away from the
structure with a slope of at least 5% (10% or better is optimal) for at least 6 feet.
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Photo 49

6) \One or more minor cracks (1/8 inch or les s) were found in the foundation. These don't
appear to be a structural concern, but recommend sealing them to prevent water infiltration

and monitoring them in the future. Numerous products exist to seal such cracks including:

1 Hydraulic cement. Require s chiseling a channel in the crack to apply. See
http://www.quickrete.com/catalog/HydraulicWater -StopCement.html _ for an example.

1 Resilient caulks (easy to apply). See

http://www.quickrete.com/catalog/GrayConcreteRepair.html for an example.

1 Epoxy sealants (both a waterproof and structural repair). S ee
http://www.mountaingrout.com/ for examples of these products.

7) \Vegetation such as trees, shrubs and/or vines are in contact with or less than one foot
from the structure's exterior. Vegetation can serve as a cond uit for wood destroying insects
and may retain moisture against the exterior after it rains. Vegetation should be pruned
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and/or removed as necessary to maintain a one foot clearance between it and the
structure's exterior.

Photo 63

8) OThe following items are not included in this inspection: swimming pools, spas, hot

tubs, water features and relat ed equipment; playground, recreation or leisure equipment;
landscape lighting; areas below exterior structures with less than three feet of vertical
clearance; irrigation systems; invisible fencing; sea walls, docks and boathouses. Any
comments made regard  ing these items are as a courtesy only. Note that the inspector does
not test or determine the adequacy of drainage systems for grounds, walkways, below

grade stairs and roof downspouts. The inspector does not provide an evaluation of

geological conditions  and/or site stability, compliance of pool or spa fencing with municipal
requirements, or determination that deck, balcony and/or stair membranes are watertight.

9) oApproximater three downspouts terminate above roof surfaces rather than being
routed to gutters below or to the ground level. This is very common, but it can reduce the

life of roof surface materials below due to large amounts of water frequently flowing over

the roof surface. Granules typically are washed off of composition shingles as a result, and
leaks may occur. Recommend considering having a qualified contractor install extensions as
necessary so downspouts don't terminate above roof surfaces.

C——

Photo 5 Photo 48



Photo 50

10) The following items are not included in this inspection: below -grade foundation walls
and footings, or  those obscured by vegetation or building components; exterior building

surfaces or components obscured by vegetation, stored items or debris. Any comments

made regarding these items are as a courtesy only. Some amount of cracking is normal in

concrete slab s and foundation walls due to shrinkage and drying. Note that the inspector

does not determination the adequacy of sump pumps, seismic reinforcement, nor determine

if support posts, columns, beams, joists, studs, trusses, etc. are of adequate size, spannin

or spacing.

Roof Return to table of contents

Roof inspection method: Traversed

Roof type: ~ Cross gable

Roof covering: Asphalt or fiberglass composition shingles
Estimated age of roof: 8 years

Gutter & downspout material: Aluminum

Roof ventilation: Adequate

11) &%@\Four or more composition shingles are damaged, deteriorated and/or missing,
and should be replaced. Leaks may occur as a result. A qualified roofing contractor should
evaluate and make repairs as necessary.
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Photo 43 Photo 45

Photo 53 o Photo 54

Photo 56 B | » - Photo 58

12) ‘%@\Approximately one composition shingles has raised, most likely due to nails that
have loosened. Leaks may occur as a result. A qualified roofing contractor should evaluate
and make repa irs as necessary, such as reseating nails.

Photo 52




13) \@\Rain / moisture has rolled under the shingle edges in various areas.
Recommend evaluation and repair by a roofer.
Some deterioration was observed i n small areas.

Typical repair may involve the installation of drip edge flashing.

Photo 9 | Photo 1()

Photo 11 Photo 42

Photo 47 Photo 62




14) \Roofing nails in one or more areas have | oosened, backed out or have exposed nail
heads. Leaks may occur as a result. A qualified roofing contractor should evaluate and make
repairs as necessary, such as reseating nails and applying sealant.

Photo 44 Photo 51

Photo 57
15) oThe following items or areas are not included in this inspection: areas that could not

be traversed or viewed clearly due to lack of access; areas and components obscured by
insulation; solar roofing components; any comments made regarding these items are as a
courtesy only. Note that the inspector does not determination if rafters , trusses, joists,
beams, etc. are of adequate size, spanning or spacing. The inspector does not provide an
estimate of remaining roof surface life, does not determine that the roof has absolutely no

leaks at the time of the inspection, and does not determ ine that the roof won't leak in the
future. To absolutely determine than no leaks exist, complete access to all roof structure

areas must be available during a wide variety of weather conditions, including prolonged

heavy rain, high wind from varying direc tions, heavy accumulations of snow and/or ice, and
melting snow and ice.

16) Kick out flashing is missing in the area indicated. Kick out flashing is designed to
divert rain away from exterior walls that extend past a roof surface. Repair.



Photo 55

Gar age Return to table of contents

17) +‘€%Q%The auto -reverse mechanism on the vehicle door opener is inoperable or

requires too much force to activate. This is a safety hazard, especially for small children. A
qualified contractor should evaluate and repair as necessary. For more information on
garage door safety issues, visit: http://www.cpsc.gov/cpscpub/pubs/523.html or

http://www.ohdstl.com/safety.html

18) +£%The garage -house door isn't equipped with an automatic closing device such as
sprung hinges. This door should clo se and latch automatically to prevent vehicle fumes from
entering living spaces and/or to slow the spread of fire from the garage to living spaces. A
qualified contractor should install automatic closing device(s) as necessary, and as per

standard building  practices, so this door closes and latches automatically.

19) + &The wall - mounted control for the vehicle door opener is less than five feet off the
floor, or within reach of children. This is a safety hazard, especially for children. Children

should not be able to operate vehicle door openers. Controls for door openers should be

relocated as necessary so they  're at least 5 feet above floors and/or out of reach of children.
For more information on garage door safety issues, visit:

http://www.cpsc.gov/cpscpub/pubs/523.html or http://www.ohdstl.com/safety.html

20) This stain was observed in the garage. The surface in the garage was dry at time of
inspection, however the water infiltration appears to be ongoing.

See also notes on the roof.
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Photo 11

Attic Return to table of contents
Inspection method: Partially traversed

Roof structure type: Trusses

Ceiling structure: Not visible

Insulation material: Cellulose loose fill

Insulation estimated R value: 30

21) +&%Extension cords are being used as permanent wiring in one or more areas. They
should only be used for portable equipment on a temporary basis. Using extension cords as
permanent wiring poses a fire and shock hazard, and i s an indication that wiring is
inadequate and should be updated. Extension cords may be undersized. Connections may
not be secure, resulting in power fluctuations, damage to equipment, and sparks that could
start a fire. Extension cords should be removed a S necessary, or a qualified electrician
should evaluate and make repairs as necessary. For example, install additional circuits
and/or electric receptacles.

Photo 26

22) ‘%@\Two or more areas of the roof structure were wet or had elevated levels of
moisture at the time of the inspection. There appears to be an active leak in the roof or
structure exterior. A qualified contractor should evaluate and repair as necessary.
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Photo 48

23) K%Ceiling insulation is uneven in some areas. This is likely due to someone having
walked on or through the insulation. Recommend installing additional insulation where
necessary to restore the original R rating.

24) ﬁ?No insulation is installed over the attic access hatch. Recommend installing
insulation above hatch for better energy efficiency.

Insulation batt is present but off to the side.

25) ﬁ?No weatherstrip is installed around the attic access hatch. Weatherstrip should be
installed around the hatch to prevent heated interior air from ent ering attic.

26) oSome attic areas were inaccessible due to stored items, lack of permanently i nstalled
walkways, the possibility of damage to loose fill insulation, and/or low height. These areas
are excluded from this inspection.

27) oAccess to the attic space above the kitchen and front room was sealed shut.
Recommend inspection after access panel is opened.



Photo 40

|
Electric service Return to table of contents

Primary service type: Underground

Primary service overload protection type: Circuit breakers
Service amperage (amps): 150

Service voltage (volts): 120/240

Location of main service switch: basement

Location of main disconnect: Breaker at top of main service panel
Service entrance conductor material: Aluminum

System ground: Ground rod(s) in soil

Main disconnect rating (amps): 150

Branch circuit wiring type: Non - metallic sheathed

28) oThe following items are not included in this inspection: generator systems, surge
suppressors, inaccessible or co  ncealed wiring; underground utilities and systems; low
voltage lighting or lighting on timers or sensors. Any comments made regarding these items
are as a courtesy only. Note that the inspector does not determine the adequacy of
grounding or bonding, does not determine if this system has an adequate capacity for the
client's specific needs, nor determine if this system has any reserve capacity for additions or
expansion. The inspector does not operate circuit breakers as part of the inspection, install
or ¢ hange light bulbs, nor determine the operability of every wall switch or outlet.

29) oMain electric panel looked good.

Water heater Return to table of contents
Estimated age: 2001

Type: Tank

Energy source: Natural gas

Capacity (in gallons): 40

Manufacturer: A.O. Smith

30) oThe estimated useful life for most water heaters is 8 to 12 years.
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31) oNo concerns observed. Good flames

Photo 14

Heati ng and Coolinq Return to table of contents
Estimated age: 2001

Primary heating system energy source: Natural gas

Primary heat system type: Forced air

Primary A/C energy source: Electric

Primary Air conditioning type: Split system

Distribution system: Metal pipe

Manufacturer: Bryant

Filter location: In return air duct below furnace

32) %The filter(s) for the heating/cooling system should be checked monthly and replaced
or washed as necessary.

33) OThe outdoor air temperature was below 60 degrees Fahrenheit during the inspection.
Because of this, the inspector was unable to operate and fully eva luate the cooling system.
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Photo 15

35) OFIames looked good.

Photo 16

Pl um b | ng an d IaU N d ry Return to table of contents
Location of main water shut -off valve:  Basement corner

Location of main water meter: Basement

Location of main fuel shut -off: exterior of house

Water service: Public

Service pipe material: Polyethelene

Supply pipe material: Copper

Vent pipe material: Plastic

Drain pipe material: Plastic

Waste pipe material: Plastic

36) +‘€%The clothes dryer is equipped with a vinyl or foil, accordion -type, flexible exhaust
duct. The U.S. Consumer Product Safety Commission considers thes e types of ducts to be

unsafe, and a fire hazard. These types of ducts can trap lint and are susceptible to kinks or

crushing, which can greatly reduce the air flow. This duct should be replaced with a rigid or
corrugated semi -rigid metal duct, and by a qu alified contractor if necessary. Most clothes
dryer manufacturers specify the use of a rigid or corrugated semi -rigid metal duct. For more
information on dryer safety issues, see http://ww __w.cpsc.gov/ICPSCPUB/PUBS/5022.html

37) oThe following items are not included in t his inspection: private wells and sewage
disposal systems; main, side and lateral sewer lines; gray water systems; pressure boosting
systems; incinerating or composting toilets; fire suppression sprinkler systems; water
softeners, conditioners or filtering systems; plumbing components concealed within the
foundation or building structure, or in inaccessible areas such as below tubs; underground
utilities and systems; overflow drains for tubs and sinks; backflow prevention devices. Any
comments made regardin g these items are as a courtesy only. Note that the inspector does
not operate water supply or shut - off valves due to the possibility of valves leaking or
breaking when operated. The inspector does not test for lead in the water supply, the water
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pipes or solder, does not determine if plumbing and fuel lines are adequately sized, and
does not determining the existence or condition of underground or above -ground fuel tanks.

Fireplaces, woodstoves and chimneys Return to table of contents

Fireplace type: Metal prefabricated
Chimney type: Metal

38) % wood burning fireplace has been converted to use gas logs, and no glass doors are
installed on the fireplace. For gas conversions like this, the fireplace damper is modified so

it is permanently open to prevent combusti on gases from the pilot light and main burners
accumulating in living spaces. Since the damper is always open, unconditioned air from
outside can enter living spaces through the chimney, and conditioned air from inside can

exit through the chimney. This ca n result in higher energy costs from heating and cooling.
The client(s) should consider having a qualified chimney service contractor install glass

doors on the fireplace to reduce or eliminate this air flow.

39) olt is impossible for a home inspection to determine with any degree of certainty
whether the flue is free of defects. In accordance with recommendati ons made by the
National Fire Prevention Association to have all chimneys inspected before buying a home,

you should consider having a Certified Chimney Specialist conduct a Level Il inspection of

the chimney flue prior to close of escrow.

A Level ll insp ection is very comprehensive and can better determine the condition of the
flue than can a limited generalist inspection or a Level | chimney inspection.

B asement Return to table of contents
Pier or support post material: Steel

Beam material: Steel

Floor structure above: Solid wood joists

40) +&%@%No ground fault circuit interrupter (GFCI) protection device is visible for the

sump pump electric supply. A qualified electrician should determine if a GFCI protection
device (receptacle or circuit breaker) exists for the sump pump and install one if missing to

reduce the danger of electric shock.

41) oThe GFCl reset for the basement outlets is in the garage.

Kitchen Return to table of contents
42) ‘Q%The range hood fan vents into the kitchen rather than outdoors. Ventilation may be

inadequate and moisture may accumulate indoors. Recommend having a qualified
contractor make modifications as necessary as per standard building practices so the range
hood fan vents outdoors.
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Common

43) oThe following items are not included in this inspection: free -standing or portable
appliances such as dishwashers, trash compactors, refrigerators, freezers, ice makers;

specialty appliance s such as hot water dispensers, water filters and trash compactors;
appliance timers, clocks, cook functions, self and/or continuous cleaning operations,

thermostat or temperature control accuracy, and lights. Any comments made regarding

these items are as  a courtesy only. Note that the inspector does not provide an estimate of
the remaining life of appliances, and does not determine the adequacy of operation of
appliances such as dishwashers, garbage disposals, trash compactors, ovens, broilers, etc.

Bathrooms Return to table of contents

44) ‘%@\Elevated levels of moisture, soft floor structure, and/or dark staining at vinyl

flooring around the base of two of the toilets. A qualified contract or should remove toilet(s)
where necessary for further evaluation and repairs. The floor structure and flooring material

below may need repair or replacement. Adequate time should be allowed for enclosed, wet

floor structures to dry out after repairs are m ade and before floor cavities are closed off to
prevent mold growth.

Half bath and the bathroom in the hallway.

Photo 25

45) &%@\The "flapper valve" in one or more toilets did not reseat after flushing. Significant
amounts of water can be los  t through such leaks. A qualified plumber should evaluate and
repair or replace components as necessary.

half bath

46) ‘%Drain screen missing for the master showe r stall.

47) \Caulk is missing or deteriorated above one or more bathtubs, where the tub
surround meets the tub. It should be replaced where deteriorated and/or applied where
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missing to prevent water int rusion and damage to the wall structure.

Hall bathroom

48) OThe following items are not included in this inspection: overflow drains for tubs and
sinks; bidets, heated towel racks, saunas, steam generators, clothes washers, clothes

dryers. Any comments made regarding these items are as a courtesy only. Note that the
inspector does not determine the adequacy o f washing machine drain lines, washing
machine catch pan drain lines, or clothes dryer exhaust ducts. The inspector does not

operate water supply or shut - off valves for sinks, toilets, bidets, clothes washers, etc. due

to the possibility of valves leaking or breaking when operated. The inspector does not
determine if shower pans or tub and shower enclosures are water tight, or determine the
completeness or operability of any gas piping to laundry appliances.

Interior rooms Return to table of contents

49) +’%Gaps larger than four inches were found in one or more guardrails. This is a
safety hazard, especially for small children. A qualified contractor should make modifications
as necessary so gaps in guardrails do not exceed four inches. For example, installing
additional balusters or railing components.

Small area at bottom of baseme nt steps.

50) + %Cover plate(s) are broken at one or more electric boxes, such as for receptacles,
switches and/or junction boxes. They are intended to contain fire and prevent electric shock

from exposed wires. This is a safety hazard due to the risk of fire and shock. Cover p lates
should be replaced where necessary.

51) &The weatherstrip around one or more exterior entry doors is not sealing properly.
Weatherstrip should be installed where missing and/or replaced where deteriorated, and by
a qualified contr actor if necessary.

Front door

52) OThe following items are not included in this inspection: security, intercom and sound
systems; communications wiring; central vacuum systems; elevators and stair lifts; sources

of obnoxious odors; cosmetic deficiencies due to normal wear and tear in wall, floor and

ceiling surfaces and coverings, or in equipment; deficiencies relating to interior decorating;
low voltage and gas lighting systems. Any comments made regarding these items are as a
courtesy only. Note that the inspector does not evaluate any areas or items which require

moving stored items , furnishings, debris, equipment, floor coverings, insulation or similar
materials. The inspector does not test for asbestos, lead, radon, mold, hazardous waste,

urea formaldehyde urethane, or any other toxic substance. Some items such as window

operabilit y are tested on a sampled basis. The client should be aware that paint may

obscure wall and ceiling defects, floor coverings may obscure floor defects, and furnishings

may obscure wall, floor and floor covering defects. If furnishings were present during t he
inspection, recommend a full evaluation of walls, floors and ceilings that were previously
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obscured when possible. Determining the cause of odors is not within the scope of this
inspection.

53) oBased on the age of this structure and the appearance of existing smoke alarms, the

alarms may be older than 10 years old. According to Nati onal Fire Protection Association __, aging
smoke alarms don't operate as efficiently and often are the source for nuisance alarms.

Older smoke alarms are estimated to have a 30% probability of failure within the first 10

years. Newer smoke alarms do better, b ut should be replaced after 10 years. Unless you

know that the smoke alarms are new, replacing them when moving into a new residence is

also recommended by NFPA. For more information, visit this article: NFPA urges replacing
home smoke alarms after 10 years

Fewmore years to go.

54) 0Cei|ings were free of stains. Stains prov ide clues to roof and plumbing leaks.

This post does not touch the ground. The
deck in this location is supported by the
ledger board.

Photo 4
Ledger board is fastended to the house with
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lag bolts or screws, good.

Photo 8

Photo 12 Photo 13

Photo 17 Photo 18



