RELIABLE HOME INSPECTIONS LLC

JOHN R SCHMIDT CRI

4326 SWAN DRIVE, VALDOSTA, GA 31602

229-561-0777                           229-242-6886


INSPECTION SUMMARY

DATE-                                            1-24 -2011
CLIENT-                                    
ADDRESS INSPECTED   -           

GENERAL DESCRIPTION OF PROPERTY

 The home I inspected has 3 bedrooms, 2 bathrooms, a great room, laundry room, dining room, kitchen /dining area and a 2 car garage. It has approximately 1950 square feet and was constructed in 2002. The foundation is elevated concrete slab.  It is wood frame with vinyl siding. The roof structure is rafter and joist with a composite shingle roof covering. The home is total electric. It has city water and sewer service.  The home was occupied for the inspection.
INSPECTION SUMMARY-

 This inspection summary is our report of the limited visual inspection of the readily accessible areas of the home, in accordance with the terms and conditions contained in the Pre inspection Agreement. The summary may be emailed prior to receipt of the complete report which will be delivered to you per your instruction. All sections of the complete report should be reviewed to obtain full benefit of the inspection and before close of escrow. The summary is listed below in random order and followed by general comments regarding the home’s major systems and components. The inspection work sheets are also attached to the complete report as well as important information regarding the inspection process on pages 10-12. The inspection and report are performed and prepared for the sole, confidential and exclusive use and possession of the CLIENT.
1. The front porch has 6 loose ceramic tiles and two that are cracked. Photo below.
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2. There are several joints in the PVC trim around the garage that need to be sealed and one area of damage that needs repair
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3. The heat pump condenser/compressor was iced over at the beginning of the inspection. This is typically the result of low Freon level in my experience so my recommendation is to have a HVAC technician service the unit.
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4. The fence on the south front side has a broken board that needs replacement.
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5. The pan under the hot water heater needs to have the insulation cleaned out so the drain line will not plug if there is a water leak.
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6. The kitchen sink disposal would not operate.

7. There are three window screens missing.
8. The garage has a window that has a broken lock.
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9.  The garage floor has several cracks throughout that are most likely a result of inadequate substrate preparation or a weak concrete mix among other possibilities.  Since these cracks have not developed horizontal or vertical displacement of a significant degree over the past nine years there is a good chance they will not deteriorate much further than they are today in my opinion. It is possible however that some breakage could occur along the leading edge at some time in the future but I cannot say that for sure either. 
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GENERAL COMMENTS-

1. ELECTRICAL- The electrical service is 200 amp service. The branch conductors are copper and oversized aluminum for some of the 220 services. The ground fault circuits and outlets tested satisfactory as well as the arc fault breakers in the service panel.  All of the other switches and accessible outlets were serviceable.    

2. PLUMBING- The plumbing supply piping is copper pipe and the visible drain lines are PVC.  The hot water heater is a 50 gallon capacity Smith unit built in 2002.  The hot water temperature measured 116 degrees. Flow, pressure and drainage seemed satisfactory and there were no leaks observed. The whirlpool tub  functioned normally 
3. HVAC- The heating and cooling of the home is accomplished by a Bryant 3 ton split system heat pump built in 2002.  I ran the system in heat mode and emergency heat mode. Its operation was satisfactory.  The visible ducting appeared to be well insulated and properly suspended. There are 2 PVC condensate over flow pipes and one level switch that was not tested. Cleaning and testing of the condensate drainage components are recommend before extended use. The owner stated that the evaporator coil had been replaced.
4. INSULATION/VENTILATION- The attic insulation is blown in fiber glass. There is approximately 8-10 inches of thickness which should provide an R-30 energy rating. The insulated windows were randomly operated and appeared to be in serviceable condition as well as the exterior doors. The attic is vented by soffit vents, roof vents and gable vents. There were areas in the attic that was not safely accessible due to insulation covering the floor and no walk ways.
5. ROOF COVER- The  30 year warranted [estimated] architectural fiber glass composite roof covering is approximately 9 years old in my judgment.  The visible areas appear to be in serviceable condition. The visible flashings, plumbing vents and other penetrations are in serviceable condition as well.  No visible evidence of past or present leaks was observed in the attic or on the ceilings below on the day of the inspection.
6. STRUCTURAL- The vinyl siding appeared to be in serviceable condition.  Neither flashings around windows and doors nor the wall structure or drainage system behind the siding was visible for inspection. 
7. MISCELLANEOUS- All of the kitchen appliances operated properly except the disposal.
“THANK YOU FOR THE OPPORTUNITY TO BE OF SERVICE”

JOHN R. SCHMIDT CRI

RELIABLE HOME INSPECTIONS, LLC
