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      All reports prepared by Bear Creek Property Consultants LLC are designed to be thoroughly 
detailed, yet easy to read. The inspection report is organized into logical categories that contain 
checklists, descriptions and comments based on conditions observed during the inspection process. 
Digital pictures are occasionally included throughout the report to further illustrate some systems or 
components that that may require repairs or present possible safety hazards. The final section of the 
report contains information on the standards your inspector followed in conducting this inspection. Also 
included in the final section are some helpful warnings and useful information.  
 

  
 
 
Appears Serviceable��We did not observe conditions that would lead us to conclude that a problem 
exist in an inspected system or component. Some signs of wear and tear may be present, but the system 
or component still appears to function as intended without necessitating immediate repair.  
��
Repairs Recommended: We observed conditions that would lead us to believe that a system or 
component requires repairs or maintenance to function correctly.  
 
Safety Hazard: We observed conditions that would lead us to believe that a system or component 
represents a safety hazard. These systems or components need to be addressed and corrected by 
qualified technicians, contractors or engineers as soon as possible.  
 
N/A: Not Applicable. There was no system or component in the inspected property which matched that 
particular segment of the report.  
�

�
*If you have any questions about your report or your new home please feel free to give us a call. 
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 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description: [] Asphalt     [x]  Concrete     []  Gravel/Dirt     []  Tile     []  Rock 
Comments:    

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [] Asphalt     [x]  Concrete     []  Gravel/Dirt     []  Tile     []  Rock 
Comments: Both of the sidewalks are slightly off level due to tree roots pushing underneath them.  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description/Location: Wood Deck behind the house.  
Comments: The deck is in relatively good condition. The perimeter of the deck is wrapped in wire, 
which prevented me from complete access to inspect the underside of the deck. The deck did feel solid 
under foot. I recommend pressure washing the deck to remove the black algae growing on its surface.  

 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description: [] Concrete     []  Block     []  Brick     []  Wood     []  Rock 
Comments: I recommend that you install a small window well around the crawlspace vent in front of 
the house. The way it is now, rain water is running in through the vent and into the crawlspace. This 
could be part of the cause of the puddle of water found in the crawlspace.  
 

 
 
 
 
 
 
 
 
 

Site, Grounds, Grading 

Driveway 

Sidewalks / Walkways 

Deck 

Window Wells 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Comments: Every branch that overhangs the roof will need to be removed. All of the bushes against the 
side of the house will need to be trimmed away from the house by at least one foot.  
 

  
 

   
 

 
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description: [x] Wood     []  Concrete     []  Block     []  Brick     []  Rock     [] Ornamental iron 

Trees / Shrubs 

Fences / Gates 
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 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Brick     []  Concrete     []  Block 
Comments:  

 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [] Brick     []  Vinyl     []  Wood siding/shakes     [x]  Wood hardboard siding 
Comments: 1. Rot was found on both sides of both second story dormers. Metal flashing should be 
installed between the roof and the bottom edge of the siding to prevent this problem from spreading. 2. 
Moss is beginning to grow on some of the siding. I recommend cleaning it off with a scrub brush and 
household cleaner. 3. A few small areas of siding need to be painted. Paint is the only thing that will 
protect the siding form rot. 4. There are several gaps where the siding meets the brick around the base of 
the house. These gaps are allowing water to enter the wall behind the bricks. I recommend filling these 
gaps. 5. There is some extensive rot in the siding next to and underneath the back door. In one area there 
is a three inch hole where the wood has rotted completely away. This will be discussed further in the 
section of the report that covers the crawlspace.  
 

  

   

Exterior and Structure 

Foundation from Exterior  

Exterior Wall Covering 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Wood    []  Metal     []  Glass 
Comments: The wooden frame of the back door is rotten. Both handles on the back door are broken. 
This door will need to be replaced.  
 

  
 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description:  
Comments: Rot was found under one of the tall windows behind the house. The rotten section will have 
to be removed and replaced.  
 

 
 
 
 
 
 
 
 
 
 
 

Exterior Doors 

Exterior Windows 



 - 8 - 

 
 
 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Wood     []  Vinyl     []  Metal     []  Concrete composite 
Comments: 1. Extensive wood rot was found around the bay window behind the house. Much of the 
trim and framing will need to be torn out and replaced. The full extent of the damage will not be known 
until the trim is torn off. This rot is likely caused by a leaking gutter connection. Water damage is also 
visible on the interior wall in the family room. Everything that is rotten or water damaged will need to 
be torn out and replaced. 2. Another section of rotten trim was found above the right side of the back 
deck. The trim will have to be torn out and replaced. 3. One window behind the house is missing a piece 
of trim. 4. One window near the furnace has some rotten trim that will need to be patched or replaced. 5. 
The trim at the base of both the back door and the side door shows signs of rot. Both will need to be 
repaired or replaced.  
 

  

  

Trim 
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[]  Appears Serviceable         []  Repairs Recommended         [x]  Safety Hazard  []  N/A 
 

Description: []  GFCI     [x] Non-GFCI 
Comments: The electrical outlet on the wall next to the back deck needs to be replaced with a GFCI 
protected outlet for safety. The GFCI outlet on the front porch is malfunctioning. It does not trip when 
tested. An electrician can make both of these simple repairs.  
 
 
 
 
 

Exterior Receptacles 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description: [] Brick     []  Concrete     []  Block     []  Wood-clad     [x]  Stucco 
Comments: There are about 10 deep holes in the stucco on the upper part of the chimney. These holes 
were created by birds. Once the birds break out a hole in the stucco they dig out a large are in the foam 
to make a nest. These holes go all the way back to the wood framing of the chimney. These holes appear 
to be allowing water to enter the house. I noticed water damage on the wall and ceiling in the family 
room that was most likely caused by this problem. The best course of action would be to contact a 
company that specializes in stucco installation and repair. They may be able to just patch the holes, or 
they may have to rip all or most of the stucco off the chimneys and start over. It mainly depend on where 
or not they find water damage under the stucco. They have special tools for doing this type of testing.  
 

  

  

 
 

Chimneys 
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Method of Roof Component Inspection: [x]  Walked on roof     []  Top of ladder next to roof 

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Asphalt     []  Wood    []  Tile     []  Concrete     []  Slate 
Comments: The roof has a single layer of asphalt shingles that are in relatively good condition. The 
shingles do not show any signs of cupping or tattered edges. The shingles have at least 85% of their 
granules remaining. I could not inspect the sections that were cover with rotten tree leaves. These rotten 
leaves will need to be cleaned off the roof.  
 

   
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Comments:    
 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description: [x] Aluminum or similar     []  Copper      
Comments: Most of the gutters are clogged or covered with leaves. These clogged gutters are 
responsible for at least 90% of the wood rot and water damage found in this house. The gutters will need 
to be cleaned and kept clean or further damage will occur.  
 
 
 
 
 
 
 
 

Roof Components 

Roof Covering 

Skylights 

Gutters and Downspouts 
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 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Service Entrance Location: Crawlspace 
Shut-off Valve Location: Crawlspace 
Pipe Material: [x]  Copper     []  Galvanized Steel     []  PVC     []  Lead 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Service Entrance Location: Exterior, near the furnace 
Fuel Type: [x]  Natural Gas     []  Electric     []  Propane     []  Heating Oil 
Shut-off Valve Location: Below the meter 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description/Material : [x] Copper     []  Galvanized Steel     [] PVC     []  Plastic Hose 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description/Material : [x] PVC     []  ABS     []  Galvanized Steel     []  Cast Iron 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description/Material : [x] PVC     []  ABS     []  Galvanized Steel     []  Cast Iron 
Comments:    

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Location: []  Basement     []  Main Level     []  Level 2     []  Level 3     [x]  Garage 
Fuel Type: [x]  Natural Gas     []  Electric     []  Propane 
Capacity: []  40+ Gallons     [x]  50+ Gallons     [] 60+ Gallons 
Pressure Relief Valve: [x]  Present     []  Missing     []  Damaged 

Plumbing 

Water Service Entrance 

Fuel Service Entrance 

Supply Pipes 

Drains 

Vent Pipes 

Faucets / Fixtures 

Water Heater 
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Pressure Relief Valve Extension: [x] Present     []  Missing     []  Insufficient 
Gas Shut-off Valve: [x]  Present     []  Missing     []  Damaged 
Venting: [x]  Appears Serviceable     []  Repairs Recommended 
Gas Piping Material: [x]  Black Gas Pipe     [] Flexible 
Comments: The water heater is dated 1987. Water heaters generally last no more than 15 years before 
they either quit or become too corroded to produce adequately hot water. I measured the maximum 
water temperature at 98 degrees F. Hot water should normally be 115 degrees F. You may want to try 
turning up the thermostat on the water heater to see if this will increase the temperature. Due to the 
heaters age the best option would probably be to just replace it.  
 
 

 
 
 

 

 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Location: Next to garage 
Capacity: []  100 amps     [x]  200 amps 
Voltage: [x]  120/240 
Overhead of underground: [] Overhead     [x]  Underground 
Main electrical disconnect location: [x]  At the main service panel 
Comments:  

 
 

 

[]  Appears Serviceable         []  Repairs Recommended         [x]  Safety Hazard   
 

Location: Garage 
Capacity: []  100 amps     [x]  200 amps 
Voltage: [x]  120/240 
Grounded: [x]  Yes     []  No     [] Unknown 
Bonded: []  Yes     []  No     [x]  Unknown 
Circuit breaker or fuses: [x]  Circuit Breakers      []  Fuses 
Labeled or unlabeled: [x]  Labeled     []  Unlabeled 
Type of wiring material: [x]  Copper      []  Aluminum 
Comments: The large black wire hanging out the top of the panel needs to either be routed through the 
attic or through the crawlspace. It is an electrical code violation to have a high voltage wire hanging 
around where it could easily be damaged.  
 

 

Electrical 

Service Entrance Cable 

Main Service Panel 
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[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Branch wiring: [x]  Present     []  Not present 
Type of wiring material: [x]  Copper     []  Aluminum 
Comments:    

 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Testing method: Inspector tested a representative number of outlets, light fixtures and switches 
Outlets tested were tested for the following conditions: Reverse polarity, Non-GFCI, Ungrounded 
Comments: See the sections of the report that cover kitchen, bathrooms, garage and exterior. A light 
fixture near the deck needs to be reattached.  
 

 
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x]  Present     []  Missing 
Comments:  
 
 

 
 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Location:  
Access Type: [] Scuttle-hole     []  Stairs     [x]  Pull-down ladder 
Comments: The pull down ladder is too short. Extensions will need to be added to the ladder legs. One 
small door leading to a small section of an attic eave was blocked by a big pile of clothes. You may want 
to take a quick look in this access door once the clothing is removed.  
 

Circuits and Conductors 

Outlets, Light Fixtures, Switches 

Smoke Detectors 

Attic 

Attic Access 
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[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Framing Method: [x]  Rafter     []  Truss 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x]  Plywood     []  OSB     []  Dimensional Lumber; 1”x4”, 1”x6” etc.  
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: Rolled Fiberglass 
Depth: 8-10 inches 
Comments:    

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Gable Vents     [x]  Ridge Vents    []  Soffit Vents     []  Turbine     []  Electric Fan 
Comments: One of the gable vent is slightly damaged. It appears that a squirrel chewed on several of 
the louvers.   
 

 

Framing 

Roof Sheathing 

Attic Insulation 

Attic Ventilation 
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[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 

 
 
 

 

 [] Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Carpet     []  Wood     [x]  Tile     [x]  Vinyl     []  Concrete 
Comments: Several large stains were found on the carpet. Much of the vinyl floor has shrunk and pulled 
away form the walls. This is most visible in the kitchen and utility room. Water damage was found on 
the kitchen floor below the back door. The last picture shows the most extensive damage. The wooden 
flooring in this area will need to be patched.  
 

  

  

Vent Pipes and Flashing 

Moisture and Mildew 

Interior 

Floors 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Drywall     []  Plaster 
Comments: I found cracks in the wall in the two story family room. These cracks have been patched, 
but not well enough not to see them. There is also evidence of water damage in the walls of the family 
room. This damage is likely caused by the holes in the chimney and the roof above the bay window. 
 

   

Walls 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Drywall     []  Plaster     []  Wood     []  Dropped     []  Textured     [] Un-textured  
Comments: Extensive water damage would found in the master bedroom and closet ceilings. According 
to the home owners the leak was fixed, but not the drywall. I highly suggest removing all of the 
damaged drywall. The closet ceiling shows evidence of mold growth and wood rot. The mold will need 
to be killed and any rotten wood will need to be repaired. It appears as though the leak went unfixed for 
a long period of time. I believe the stains on the bedroom ceiling are associated with the leak in the 
closet. You will not know for sure until you remove the drywall ceiling.  
 

   

Ceilings 
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[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [] Wood     []  Metal    []  Glass 
Comments:  

 
 

 

[]  Appears Serviceable         []  Repairs Recommended         [x]  Safety Hazard   
 

Comments: The gaps between the stair rail balusters are wide enough that your children could fall 
through. According to modern building code these gaps should be no wider than 4 inches. A carpenter 
could probably figure out a way to make these gaps smaller if you are concerned that your children may 
fall through.  
 

  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 
 
 
 

Interior Doors 

Stairs / Railings 

Windows 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Gas     []  Wood Burning 
Comments: There is a dead bird in one of the fireplace flues. A bird was living in the other flue. I 
suggest adding some screen around the chimney vents to keep out the birds.  
 
 

 
 
 

 

 [] Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Comments: The cabinet floor under the sink has collapsed.  
 

   
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [] Tile    [x] Laminate     [] Natural Stone     [] Cultured Stone     [] Stainless     [] Wood 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: []  Wood     []  Tile     [x]  Vinyl     [] Carpet     []  Concrete 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Vents outside the building     [] Vents inside the building 
Comments:  

Fireplace 

Kitchen 

Cabinets 

Counters 

Flooring 

Ventilation 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [] Ceramic     []  Composite     [x]  Stainless 
Comments: The faucet handle leaks. 
 

 
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x] GFCI     []  Non-GFCI 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A  
Comments:    

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description:  
Comments: I ran it through a normal cycle 

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description: [] Gas     [x]  Electric 
Comments: I tested every burner for function. The heating plates are very rusty.  
 

Sink 

Outlets / Lights / Switches 

Disposal 

Dishwasher 

Range / Oven 
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[]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description:  
Comments: I could not open the microwave and therefore could not test it. The handle is broken off.  
 

 
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description:  
Comments: The inside is rusty and dirty.  
 
 
 

 
 

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [] Brick     []  Concrete     [x]  Block 

Microwave 

Refrigerator 

Crawlspace 

Foundation Observed Inside 
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Comments: The clogged gutters are causing water to accumulate around the exterior of the foundation. 
The water seeps through the block foundation, causing efflorescence and shortening the life of the 
foundation. You will notice the damp dark spots on the foundation walls. Clean the gutters to help 
prevent this problem from continuing.  
 

 
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [] Brick     []  Concrete     [x]  Block     []  Steel     []  Wood 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [] Carpet     []  Wood     []  Tile     []  Vinyl     []  Concrete     [x]  Dirt     [x]  Vapor Barrier 
Comments: There is a large puddle of water around the base of one of the foundation columns. The 
puddle can be attributed to two possible causes. 1. The condensate pump for the humidifier may not 
work, or may be leaking. 2. The below grade crawlspace vent in the front yard may be letting rain water 
pour into the crawlspace. The problem will need to be fixed immediately and the water will need to be 
pumped out immediately or mold will start growing.  
 

   

Columns / Beams 

Floor 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Exposed wood frame     []  Drywall     []  Plaster     []  Wood 
Comments: One of the toilets is leaking, causing water damaged to the plywood flooring of the house. 
The leak will need to be fixed and the rotten section will need to be patched. Whoever installed the toilet 
drain cut completely through one of the floor joists. This creates a weak spot in the floor and is also a 
serious building code violation. A carpenter will need to reframe around this cut joist in order to give it 
proper support. As a possible solution a new joist of equal size could be installed in parallel with the 
existing cut joist. This would be a less expensive fix. Consult with a licensed contractor to determine the 
best and least expensive course of action.  
 

 
 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description:  
Comments:  There is no insulation installed in the floor of the house. I recommend installing some 
insulation in order to lower your heating and cooling bills. This is optional.   
 
 
 
 
 
 
 
 
 

Ceiling 

Insulation 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Description: [x] Vents     []  Fan     []  No Ventilation 
Comments:  

 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Dimensional Lumber     []  I-Beam 
Comments: Earlier in the report I mentioned that the wall connected to the back deck had a hole 
through it. The hole was caused by extensive rot. This area was further inspected in the crawlspace. I 
found that the entire rim joist has been rotted through. The rim joist is the 2x12 board that runs around 
the perimeter of the house. It helps hold the house together. Throughout the entire length of the rim joist 
where it is connected to the exterior deck I found signs of rot and fungus growth. The rim joist is an 
important structural component of the home. It is my recommendation that a licensed contractor address 
this problem in a timely manner. In order to fix the problem correctly the wooden deck behind the house 
will need to be removed, or partially removed in order to expose the rim joist form the outside of the 
house. The rotten section of rim joist will then need to be removed and replaced with a new board. Metal 
flashing will need to be installed between the rim joist and the ledger board of the deck, and beneath the 
back door and the siding where it meets the deck to prevent this problem from happening again. The 
wood deck can then be rebuilt or repaired. A less expensive fix may be possible.  
 

  

  

Ventilation (crawlspace only) 

Floor Joists 
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[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Location: []  Basement     []  Main Level     []  Level 2     []  Level 3     [x]  Exterior 
Heating system type: [x]  Forced air     []  Water boiler     []  Steam Boiler     []  Radiant   
Fuel type: [x]  Natural gas     []  Propane     []  Electric     []  Heating Oil 
Comments: According to the sellers the furnace is about 4 years old. I tested it in heat mode and it 
produced adequately war air at 116 degrees F. I do recommend that you have the furnace cleaned and 
adjusted by a licensed HVAC technician. 

 
 

 

 [] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  [x]  Not Inspected 
 

Comments: Heat exchangers are inaccessible by design and are not included in the NACHI standards of 
practice. Heat exchangers must be completely removed from the furnace to be fully examined. Our 
inspection does not include disassembly of the furnace.  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 
 
 
 
 

Heating System 

Heating System 

Heat Exchanger 

Air Distribution System 

Combustion Gas Venting 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: []  Paper/Fabric     []  Electric 
Comments: There are no furnace filters in place. You should install paper filters and replace them at 
least 4 times per year. The main purpose of the furnace filter is to keep the internal components of the 
furnace free form a buildup of lent that will shorten the life of the furnace and reduce its efficiency. 
Again, I recommend that the furnace be cleaned. You can also have the air ducts cleaned at your option. 
I also recommend that you have the intake vent door modified so that it can be opened by sliding it out 
from behind the handrail of the stairs. Otherwise it will be impossible to replace the vent.  
 

  
 
 

 
 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Location: []  Basement     []  Main Level     []  Level 2     []  Level 3     [x]  Exterior 
Type: [x]  Central     []  Room     []  Evaporative 
Electrical Disconnect: [x]  Near air conditioning unit     []  Main service panel 
Solid Base: [x]  Present     []  Missing/Damaged 
Comments:  The AC unit could only produce air cooled to a maximum of 69 degrees F. Generally the 
temperature should be below 60. This is probably due to an accumulation of lent on the evaporative coil 
due to the missing air filters. It can also be cause by a low level of cooling fluid. An HVAC technician 
can correct this problem.   
 
 
 
 
 
 
 

Air Filters 

Air Conditioning 

Air Conditioning Unit 1 
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 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x] Electric     []  Manual open 
Automatic Reverse: [x]  Present     []  Missing     [x] Functional     []  Not Functional 
Comments:  

 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: [x]  Concrete     []  Asphalt     [] Dirt     []  Block/Brick 
Comments: Water appears to be leaking in under the side door. In the picture you can see some dirt and 
dampness near the door in the upper left of the picture. I suggest adding some weather stripping and a 
rubber door sweep to prevent this problem.  
 

 

 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Comments: There are some cracks on one of the garage walls. These cracks appear to have been caused 
by either heat or water. They do not look very serious. They could have been caused by an old 
refrigerator that was too close to the wall.   

 
 

 

[]  Appears Serviceable         []  Repairs Recommended         [x]  Safety Hazard   
 

Description: []  GFCI Outlets     [x]  Non-GFCI Outlets 
Comments:   There is some exposed wiring where a light fixture was ripped out of the wall. The 
electrical outlets should also be replaced with GFCI outlets for safety. An electrician can handle both of 
these problems.  
 

Garage / Carport 

Vehicle Doors / Door Openers 

Flooring 

Walls / Windows / Ceilings 

Switches / Outlets / Lights 
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Bathroom Location: Hallway half bath 

 
 

 

 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments: This may be the toilet that is leaking into the floor.  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments: The sink was slow to drain. It may need to be cleaned with a pipe snake.  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: []  Power Ventilation     []  Operable Window 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: []  Wood     []  Tile     [x]  Vinyl     [] Carpet     []  Concrete 
Comments:    

 
 

 

[]  Appears Serviceable         []  Repairs Recommended         [x]  Safety Hazard   
 

Description: []  GFCI Outlets     [x]  Non-GFCI Outlets 
Comments: The electrical outlet should be replaced with a GFCI outlet for safety.  
 
 

Bathroom 1 
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Bathroom Location: Hallway Full Bath 

 
 

 

 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments: The wall paper is peeling next to the sink 
 

 
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x]  Power Ventilation     []  Operable Window 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Comments:  
 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Comments: Water is leaking out the side of the shower head. Replace the shower head.  
 

Bathroom 2 

Toilets 

Sinks 

Ventilation 

Bathtub 

Shower / Shower Walls 
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[]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: []  Wood     []  Tile     [x]  Vinyl     [] Carpet     []  Concrete 
Comments:  The floor is peeling away from the tub. There is some water damage to floor.  
 

 
 
 

 

[]  Appears Serviceable         []  Repairs Recommended         [x]  Safety Hazard   
 

Description: []  GFCI Outlets     [x]  Non-GFCI Outlets 
Comments: The electrical outlets should be replaced with GFCI outlets for safety.  

 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Comments: It appears as though a mouse or something similar has eaten a hole under the cabinet.  
 

Floor 

Outlets / Switches / Lights 

Cabinets 
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Bathroom Location: Master Bathroom, main floor 

 
 

 

 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments: One sink has some bad scratches.  
 

 
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x]  Power Ventilation     []  Operable Window 
Comments:  
 
 
 
 

Bathroom 3 

Toilets 

Sinks 

Ventilation 
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[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Comments: The tile next to the tub has buckled due to water damage to the wood beneath.  
 

 
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Comments:  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: []  Wood     [x]  Tile     []  Vinyl     [] Carpet     []  Concrete 
Comments:  There are at least 5 cracked tiles 

 
 

 

[]  Appears Serviceable         []  Repairs Recommended         [x]  Safety Hazard   
 

Description: []  GFCI Outlets     [x]  Non-GFCI Outlets 
Comments: The electrical outlets should be replaced with GFCI outlets for safety.  

 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Comments: Both corners of the window above the bathtub show signs of minor water damage. This is a 
bay window. Water is probably leaking around the sides of the bay window roof and into the wall. 
 

Bathtub 

Shower / Shower Walls 

Floor 

Outlets / Switches / Lights 

Moisture / Mildew 
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Bathroom Location: Top Floor Bathroom 

 
 

 

 [x] Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Comments:  
 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x]  Power Ventilation     []  Operable Window 
Comments:  

 
 

 

[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard  []  N/A 
 

Comments:  
 
 

 

[]  Appears Serviceable         [x]  Repairs Recommended         []  Safety Hazard   
 

Description: []  Wood     []  Tile     [x]  Vinyl     [] Carpet     []  Concrete 
Comments:  The vinyl floor is pulling away from the edge of the shower stall. There is some minor 
water damage to the floor.  
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Toilets 
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[x]  Appears Serviceable         []  Repairs Recommended         []  Safety Hazard   
 

Description: [x]  GFCI Outlets     []  Non-GFCI Outlets 
Comments:  
 

Final Thoughts: 
 
I am beginning to suspect that the top floor used to just be a large attic that was finished into living 
space at a later time. I do not remember seeing any heating or cooling vents on the top floor. This would 
also explain why they put in a stair case that would block access to the furnace filter. It is also odd for 
anyone to install a spiral staircase because it makes it very difficult to carry any furniture up onto the 
second floor. I could be wrong in my assumption. This is just a thought. I suggest asking the current 
owners if they believe the second floor is original or an addition. My only concern is that if the second 
floor is an addition you may want to verify that a building permit was obtained from the building 
department. If it was built with a building permit we know it had to meet building codes at the time it 
was built. If it was not built with a building permit there could be hidden structural, plumbing and 
electrical problems. You can also obtain an “as built” permit from the building department these permits 
require extensive testing and inspection by a building department inspector.  
 
 

��������	�
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Site, Grounds, Grading 
This inspection is not intended to address or include any geological conditions or site stability 
information. For information concerning these conditions, a geologist or soils engineer should be 
consulted. Any reference to grade is limited to only areas around the exterior of the exposed foundation 
or exterior walls. This inspection is visual in nature and does not attempt to determine drainage 
performance of the site or the condition of any underground piping, including municipal water and 
sewer service piping or septic systems. When decks and porches are built close to the ground where no 
viewing or access is possible, we cannot make accurate opinions. These areas as well as others that are 
too low to enter, or in some other manner not accessible, are excluded from the inspection and are not 
addressed in this report. We routinely recommend that inquiry be made with the seller about knowledge 
of conditions. 
 
 

Exterior & Structure 
Our inspection of the Exterior grounds includes the surface drainage, grading, some fencing, gates, 
sidewalks, patios, driveways, and retaining walls adjacent to the structure. The inspection of the exterior 
of the building includes the cladding, trim, eaves, fascias, decks, porches, downspouts, railings, doors, 
windows and flashings. Areas hidden from view by finished walls or stored items cannot be judged and 
are not a part of this inspection. Minor cracks are typical in many foundations and most do not represent 
a structural problem. If major cracks present along with rotation, we routinely recommend further 
evaluation be made by a qualified professional structural engineer. The grading of the soil should allow 
for surface and roof water to flow away from the foundation. All concrete slabs experience some degree 

Outlets / Switches / Lights 
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of cracking due to shrinkage in the drying process or minor settlement.  All items listed are inspected for 
their proper function, poor installation, excessive wear and general state of repair. Where deck carpeting, 
stacked firewood, excessive vegetation, soil and other coverings are installed over decking and patio 
surfaces, the materials or their nature of construction and condition of the underneath these coverings 
cannot be determined. 
 
 

Roof Components 
The inspection of the roof system includes a visual examination of the surface materials, connections, 
penetrations and roof drainage systems. We examine the roofing material for damage and deterioration. 
We examine the roof system for possible leaks, damage and conditions that suggest limited remaining 
service life. We may offer opinions concerning repair and/or replacement if warranted. Opinions stated 
herein concerning the roofing material are based on the general condition of the roof system as evidence 
by our visual inspection. These do not constitute a warranty that the roof is or will remain, free of leaks. 
All roofing systems require annual maintenance. Failure to perform routine maintenance will usually 
result in leaks and accelerated deterioration of the roof covering and flashings. When provided, our 
estimates of the roof's life expectancy are based on the assumption that the roof will be properly 
maintained during that period. The only way to determine whether a roof is absolutely watertight is to 
observe it during a prolonged rainfall. Many times, this situation is not present during the inspection and 
we cannot confirm this condition. We suggest that an annual inspection of the Attic area be performed 
where accessible to identify if any leaks are evident. 
 
 

Plumbing Systems 
Our Inspection of the plumbing system includes a visual examination of the exposed portions of the 
domestic water supply, drain waste, vent, gas lines, faucets, fixtures, valves, drains, traps, exposed pipes 
and fittings. These items are examined for proper function, excessive or unusual wear, leakage and 
general state of repair. The hidden nature of piping prevents inspection of every pipe and joint 
connection, especially in walls, floors and ceiling voids. A sewer lateral test is necessary to determine 
the condition of the underground sewer lines. This type of test is beyond the scope of this inspection. 
Our review of the plumbing system does not include landscape irrigation systems, water wells, on site 
and/or private water supply systems, off site community water supply systems, or private (septic) waste 
disposal systems unless specifically noted. A qualified specialist prior to the closing of escrow can 
perform review of these systems. Our inspection of the water heater includes a visual examination of the 
accessible portions of the tank, gas, electrical and/or water connections, venting and safety valves. These 
items are examined for proper function, excessive or unusual wear, leakage and general state of repair. 
 
 

Electrical Systems 
Our examination of the electrical system includes a visual examination of the exposed and accessible 
branch circuits, wiring, service panel, over current protection devices, lighting fixtures, switches, and 
receptacles. Service equipment, proper grounding, wiring methods and bonding are focal points. We 
inspect for adverse conditions such as lack of grounding and bonding, over-fusing, exposed wiring, 
open-air wire splices, reverse polarity and defective GFCI's. The hidden nature of the electrical wiring 
prevents inspection of every length of wire or their connections. Telephone, video, cable, audio, security 
systems and other low voltage systems were not included in this inspection unless specifically noted. We 
recommend you have the seller or a specialist demonstrate the serviceability or locations of these 
systems to you if necessary. Any electrical repairs attempted by anyone other than a licensed electrician 
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should be approached with caution. The power to the entire house should be turned off prior to 
beginning any repair efforts, no matter how trivial the repair may seem. Aluminum wiring requires 
periodic inspection and maintenance by a licensed electrician. Operation of time clock motors is not 
verified. Inoperative light fixtures often lack bulbs or have dead bulbs installed. Light bulbs are not 
changed during the inspection, due to time constraints. Smoke Alarms should be installed within 15 feet 
of all Bedroom doors and in Bedrooms. These units should be tested monthly. If your house is old 
enough to have knob and tube wiring we can not determine if knob and tube wiring exists within the 
walls and ceilings. If knob and tube wiring is present a licensed electrician will need to run new 
electrical wires through your walls and ceilings. Knob and tube wiring is a dangerous fire hazard. Most 
insurance companies will not insure a house with knob and tube wiring. The usual way to determine if 
knob and tube wiring is present is to remove a representative number of the switch or receptacle cover 
plates and examine the wire inside. This procedure is not included in a home inspection as it falls 
outside the home inspection standards of practice recognized by the state of Tennessee.  
 
 

Attic Inspection 
Our inspection of the Attic includes a visual examination of the roof framing, plumbing, electrical, and 
mechanical systems. There are often heating ducts, bathroom vent ducts, electrical wiring, chimneys and 
appliance vents in the Attic. We examined these systems and components for proper function, unusual 
wear and general state of repair, leakage, venting and unusual or improper improvements. When low 
clearances and deep insulation prohibits walking in an unfinished Attic, inspection will be from the 
access opening only. Vaulted ceilings cannot be inspected. 
 
 

Interior Components 
Our inspection of the Interior includes a visual inspection of the readily accessible portions of the walls, 
ceilings, floors, doors, cabinetry, countertops, steps, stairways, balconies and railings. Please note that a 
representative sample of the accessible windows and electrical receptacles are inspected. These features 
are examined for proper function, excessive wear and general state of repair. In some cases, all or 
portions of these components may not be visible because of furnishings and personal items. In these 
cases some of the items may not be inspected. The condition of walls behind wall coverings, paneling 
and furnishings cannot be judged. Only the general condition of visible portions of floors is included in 
this inspection. As a general rule, cosmetic deficiencies are considered normal wear and tear and are not 
reported. Determining the source of odors or like conditions is not a part of this inspection. Floor 
covering damage or stains may be hidden by furniture. The condition of floors underlying floor 
coverings is not inspected. Determining the condition of insulated glass windows is not always possible 
due to temperature, weather and lighting conditions. Check with owners for further information. All 
fireplaces should be cleaned and inspected on a regular basis to make sure that no cracks have 
developed. Large fires in the firebox can overheat the firebox and flue liners, sometimes resulting in 
internal damage. 
 

Bathrooms and Kitchen 
Our inspection of the bathrooms included a visual examination of the readily accessible portions of the 
floors, walls, ceilings, cabinets, countertops and plumbing fixtures. Bathrooms are inspected for water 
drainage, damage, deterioration to floor and walls, proper function of components, active leakage, 
unusual wear and general state of repair. Bathroom fixtures are run simultaneously to check for adequate 
water flow and pressure. Fixtures are tested using normal operating controls. Vent fans and their 
ductwork are tested for their proper operation and examined where visible. Shower pans are visually 
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checked for leakage, but leaks often do not show except when the shower is in actual use. Determining 
whether shower pans, tub/shower surrounds are watertight is beyond the scope of this inspection. It is 
very important to maintain all grout and caulking in the bath areas. Very minor imperfections can allow 
water to get into the wall or floor areas and cause damage. Proper ongoing maintenance will be required 
in the future. Inspection of standalone refrigerators, freezers and built-in icemakers are outside the scope 
of the inspection. No opinion is offered as to the adequacy of dishwasher operation. Ovens, self or 
continuous cleaning operations, cooking functions, clocks, timing devices, lights and thermostat 
accuracy are not tested during this inspection. Appliances are not moved during the inspection to inspect 
below or behind them. Portable dishwashers are not inspected, as they require connection to facilitate 
testing and are sometimes not left with the home. 
 

Basement & Crawlspace 
Many of the building's structural elements and portions of its mechanical systems are visible inside the 
Crawlspace. These include the foundation, portions of the structural framing, distribution systems for 
electricity, plumbing, and heating. Each accessible and visible component and system was examined for 
proper function, excessive wear or abnormal deterioration and general state of repair. It is not unusual to 
find occasional moisture and dampness in the Crawl Spaces and we advise annual inspections of this 
area. Significant or frequent water accumulation can affect the structures foundation and  
support system and would indicate the need for further evaluation by professional  
drainage contractor. We advise to monitor your Crawlspace during the rainy season.� 
 
 

Heating System 
Our examination of the heating system includes a visual examination of the exposed and accessible 
heating equipment, thermostat, safety controls, venting and the means of air distribution. Our inspection 
of the heating system includes activating the heating system via the thermostat and a visual examination 
of the accessible components listed below. These items are examined for proper function, excessive or 
unusual wear and general state of repair. Heat exchangers are inaccessible by design, and are not part of 
the ASHI standards of practice. They must be completely removed from the furnace to be fully 
evaluated. Our inspection does not include disassembly of the furnace. The inspector cannot light pilot 
lights due to the liability. The inspector does not test safety devices. To obtain maximum efficiency and 
reliability from your heating system, we recommend annual servicing and inspections by a qualified 
heating specialist. Determining the condition of oil tanks, whether exposed or buried, is beyond the 
scope of this inspection. Leaking oil tanks represent an environmental hazard, which is sometimes a 
costly condition to address. 
 
 

Air Conditioning 
This is a visual inspection limited in scope by (but not restricted to) the following conditions: 

�  Window and/or wall mounted air conditioning units are not inspected. 
�  The cooling supply adequacy or distribution balance are not inspected. 
�  Pressure tests on coolant systems are not within the scope of this inspection; therefore no representation 

is made regarding coolant charge or line integrity. 
�  Judgment of system efficiency or capacity is not within the scope of this inspection. 
�  Cooling systems are not dismantled in any way. Secured access covers are not removed. 
�  The interior components of evaporators, condensers and heat pumps are not viewed. 
�  The interior conditions of cooling components are not evaluated. 

 



 - 39 - 

 
�  The presence of leaking refrigerant lines, heat pump oil, etc., is outside the scope of this inspection. 

Please also refer to the pre-inspection contract for a detailed explanation of the scope of this inspection. 
 
 

Garage and Carport 
If this is a new construction inspection or vacant home, this area will be inspected thoroughly.  If the 
house is not vacant, the Garage is inspected as best as possible, but the inspection can be limited due to 
parked cars or stored personal items. Due to the clutter or due to areas being inaccessible, it is common 
that sections of the garage cannot not be fully inspected (or defects identified) during our limited 
inspection. We suggest that a walk-through be performed once the home is vacant.  Determining the heat 
resistance rating of firewalls and doors is beyond the scope of this inspection. Flammable materials 
should not be stored within the Garage area if possible.� 

 
 

Verify Everything with Documentation 
Whenever changes are made to a house or a site form the time of the original construction, the owner of 
the property or the owner’s building contractor must file the necessary building permits and obtain final 
approvals from the local municipality. In the state of Tennessee this includes any work over $100 in 
value. Never assume that all the permits were pulled and final approvals granted. Always check with 
your local town hall to be certain. Work performed without the proper permits presents a potential safety 
hazard and liability risk. A county inspector must verify that the work was performed correctly and in 
accordance with local building codes and variances. In cases where permits were not pulled or final 
approval was not granted the homeowner can obtain an “as built” final inspection by a municipal 
building inspector. Just because a home has a Certificate of Occupancy does not mean that the building 
department has approved all of the work done at the site. Buyers should also request copies of all 
receipts and documentation for any work performed at the property. The current owner of the property 
should be able to provide you the receipts and documentation. For instance, if the current owner of the 
property states that the roof of the house is two years old, or that asbestos in the basement was removed 
by a licensed EPA contractor, proof should be provided to back up these claims. If the seller cannot 
provide this proof you should be wary that he or she may not be telling the truth.   
 
 

Indoor Air Quality Testing is Recommended 
We do not test for indoor air pollution, which the Consumer Product Safety Commission rates fifth 
among potential contaminants. Nevertheless, inasmuch as health is a personal responsibility, we 
recommend that you have the indoor air quality of your home tested and have all HVAC distribution 
ducts cleaned as a prudent investment in environmental hygiene, particularly if you or any member of 
your family suffers from allergies or asthma.  
 
 

Limitations of a Chimney Inspection 
There are a wide variety of chimneys, which represent an even wider variety of interrelated components 
that comprise them. However, there are three basic types: single-walled metal, masonry, and pre-
fabricated metal ones that are commonly referred to as factor-built ones. Single-walled metal ones 
should not be confused with factory-built metal ones, and are rarely found in residential use, but 
masonry and factory-built ones are a commonplace. Our inspection of them is that of a generalist, not a 
specialist, and meets industry standards. However, significant areas of chimney flues cannot be 
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adequately viewed during a field inspection, as has been documented by the Chimney Safety Institute of 
America, which reported in 1992: ‘The inner reaches of a flue are relatively inaccessible, and it should 
not be expected that the distant oblique view from the top or bottom is adequate to fully document 
damage even with a strong light.’ Therefore, because our inspection of chimneys is limited to those 
areas that can be viewed without dismantling any portion of them, and does not include the use of 
specialized equipment, we will not guarantee their integrity and recommend that they be video-scanned 
before the close of escrow.  
 
Pre-cast concrete chimneys are built in factories and then trucked to a building site and erected, as 
distinct from masonry chimneys that are built on site with individual bricks and mortar. In this respect, 
pre-cast chimneys are unique. However, like masonry chimneys, they are vulnerable to seismic activity, 
but unlike masonry chimneys they are also subject to cracks that are induced by the interaction of 
moisture and a chemical additive called calcium chloride that causes the reinforcing steel within the 
chimney to expand and crack the chimney wall. Such cracks can be small, but they are nonetheless 
subject to stringent repair methods that are stipulated by the manufacturer. However, if any crack 
penetrates the chimney wall it cannot be repaired and the chimney must be removed. For this reason, we 
recommend that all pre-cast chimneys be video-scanned or certified by a specialist before the close of 
escrow.  
 
Chimney flues need to be cleaned periodically, to prevent the possibility of chimney fires. However, the 
complex variety of deposits that form within chimney flues as a result of incomplete combustion, and 
which contribute to such fires, are complicated and not easily understood. They range from soot, or pure 
carbon, that does not burn, to tars that can ignite. All of these deposits are commonly described as 
creosote, but creosote has many forms, ranging from crusty carbon deposits that can be easily brushed 
away, to a tar-glazed creosote that requires chemical cleaning. These deposits must be identified and 
treated by a specialist. However, cleaning a chimney is not a guarantee against a fire. Studies have 
proven that a significant percentage of chimney fires have resulted within one month of the chimney 
being cleaned, and many more have resulted within a six-month period.  
 
 

Slab foundations 
Slab foundations vary considerably from older ones that have no moisture barrier under them and no 
reinforcing steel within them to newer ones that have both. Our inspection of slab foundations conforms 
to industry standards, which is that of a generalist and not a specialist. We check the visible portion of 
the stem walls on the outside for any evidence of significant cracks or structural deformation, but we do 
not move furniture or lift carpeting and padding to look for cracks, and we do not use any of the 
specialized devices that are used to establish relative elevations and confirm differential movement. 
Significantly, many slabs are built or move out of level, but the average person may not become aware 
of this until there is a difference of more than one inch in twenty feet, which most authorities regard as 
being tolerable. Regardless, many slabs are found to contain cracks when the carpet and padding are 
removed, including some that contour the edge and can be quite wide. They typically result from 
shrinkage and usually have little structural significance. However, there is no absolute standard for 
evaluating cracks, and those that are less than 1/4" and which exhibit no significant vertical or horizontal 
displacement are generally not regarded as being significant. They typically result from common 
shrinkage, but can also be caused by a deficient mixture of concrete, deterioration through time, seismic 
activity, adverse soil conditions, and poor drainage, and if they are not sealed they can allow moisture to 
enter a residence, and particularly if it is surcharged by a hill or slope, or if downspouts discharge 
adjacent to the slab. However, in the absence of any major defects, we may not recommend that you 
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consult with a foundation contractor, a structural engineer, or a geologist, but this should not deter you 
from seeking the opinion of any such expert. 
 
 

Grading and Drainage 
Grading and drainage are probably the most significant aspects of a property, simply because of the 
direct and indirect damage that moisture can have on structures. More damage has probably resulted 
from moisture and expansive soils than from most natural disasters, and for this reason we are 
particularly diligent when we evaluate site conditions. In fact, we compare all sites to an ideal. In short, 
the ideal property will have soils that slope away from the house, and the interior floors will be at least 
several inches higher than the exterior grade. Also, the residence will have gutters and downspouts that 
discharge into area drains with catch basins that carry water away to hard surfaces. If a property does not 
meet this ideal, or if any portion of the interior floor is below the exterior grade, we will not endorse it, 
even though there may be no evidence of moisture intrusion, and recommend that you consult with a 
grading and drainage contractor. We have discovered evidence of moisture intrusion inside homes when 
it was raining that would not have been apparent otherwise.  
 
 

Limitations of a Roof Inspection 
There are many different roof types, and every roof will wear differently relative to its age, the number 
of its layers, the quality of its material, the method of its application, its exposure to direct sunlight or to 
other prevalent weather conditions, and its maintenance. However, regardless of its design-life, every 
roof is only as good as the waterproof membrane beneath it, which is concealed and cannot be examined 
without removing the roof material, and this is equally true of almost all roofs. In fact, the material on 
most pitched roofs is not designed to be waterproof only water-resistant. There are two basic roof types, 
pitched and flat. Pitched roofs are the most common, and the most dependable. They are variously 
pitched, and typically finished with composition shingles that have a design life of twenty to twenty-five 
years, or concrete, composite, Spanish, or metal tiles that have a design-life of forty to fifty years, and 
gravel roofs that have a lesser pitch and a shorter design-life of ten to fifteen years. These roofs may be 
layered, or have one roof installed over another, which is a common practice but one that is never 
recommended because it reduces the design-life of the new roof by several years and requires a 
periodical service of the flashings. These are serviced with mastic, which eventually shrinks and cracks 
and provides a common point of leakage. However, among the pitched roofs, gravel ones are the least 
dependable, because the low pitch and the gravel prevent them from draining as readily as other roofs. 
For this reason, they must be conscientiously maintained. In this respect, the least dependable of all 
roofs are the flat ones, which are also called built-up ones. Some flat roofs are adequately sloped toward 
drains but many are not, and water simply ponds and will only be dispersed by evaporation. However, 
the most common cause of leakage results when roofs are not serviced or kept clean, and foliage and 
other debris blocks the drainage channels. What remains true of all roofs is that, whereas their condition 
can be evaluated, it is virtually impossible for anyone to detect a leak except as it is occurring or by 
specific water tests, which are beyond the scope of our service. Even water stains on ceilings, or on the 
framing within attics, will not necessarily confirm an active leak without some corroborative evidence, 
and such evidence can be deliberately concealed. Consequently, only the installer can credibly guarantee 
that a roof will not leak, and they do. We cannot, and do not give any such guarantees. We will examine 
every roof, evaluate it, and even attempt to approximate its age, but we will not predict is remaining life 
expectancy, nor guarantee that it will not leak. Naturally, the sellers or the occupants of a residence will 
generally have the most intimate knowledge of the roof and of its history. Therefore, we recommend that 
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you ask the sellers about it, and that you either include comprehensive roof coverage in your home 
insurance policy, or that you obtain a roof certification from an established local roofing company.  
 
There are a wide variety of composition shingle roofs, which are comprised of asphalt or fiberglass 
materials impregnated with mineral granules that are designed to deflect the deteriorating ultra-violet 
rays of the sun. These roofs are warranted by the manufacturer to last from twenty to twenty-five years, 
and are typically guaranteed against leaks by the installer for three to five years. The actual life of the 
roof will vary, depending on a number of interrelated factors besides the quality of the material and the 
method of installation. Poor maintenance is the most common cause of roof failure, but a southern 
exposure can cause a roof to deteriorate prematurely, as will the practice of layering over another roof. 
However, the first indication of significant wear is when the granules begin to separate and leave 
pockmarks or dark spots. This is referred to as primary decomposition, which means that the roof is in 
decline, and therefore susceptible to leakage. This typically begins with the hip and ridge shingles and to 
the field shingles on the south facing side. This does not mean that the roof is ready to be replaced, but 
that it should be serviced or monitored. Regular maintenance will certainly extend the life of any roof, 
and will usually avert most leaks that only become evident after they have caused other damage. This is 
important, because in accordance with industry standards our inspection service does not include a 
guarantee against leaks. For such a guarantee, you would need to have a roofing company perform a 
water test and issue a roof certification. However, the sellers or the occupants will generally have the 
most intimate knowledge of the roof, and you ask them about its history and then schedule a regular 
maintenance service.  
 
 

Your home inspector does not have x-ray vision  
He cannot see through walls, floors, ceilings, shingles, siding, stucco, carpet, tile, dirt, concrete, 
insulation, furniture, appliances or anything else that you, yourself, cannot see through. A home 
inspection is a visual inspection. What cannot be seen cannot be inspected.  
 
 

Whirlpool bathtubs: bacteria and mold 
Manufacturers downplay it, but there are potentially serious bacteria and mold issues associated with 
whirlpool piping and jets - particularly those with flexible piping that allow pockets of water to remain 
in the piping after draining the tub.  The term “whirlpool bathtubs” refers to all tubs that use a motor to 
force jets of water into the tub; not just bathtubs made by the company Whirlpool. All whirlpool tubs 
should be professionally cleaned and sanitized prior to use. Failure to have the tubs professionally 
cleaned and sanitized could result in user of the tub becoming ill from the bacteria or mold that may be 
present in the flexible water supply lines. Even if you do not intend to use the whirlpool feature the tub 
should still be professionally cleaned and sanitized.  
 
 

Your Home Inspection is not a landscape inspection 
Landscaping includes, but is not limited to: fountains, ponds, fences, gates, rocks, trees, shrubs, and 
sprinkler systems. Components of a home’s landscape can be dangerous and should therefore be 
evaluated by a professional landscape contractor who is familiar with building codes and safety issues 
associated with landscaping.  
 
 

Well water systems: Bacteria and Radon 
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An evaluation of a well water system is beyond the scope of a home inspection. A well water system 
includes, but is not limited to: the well, well pump, well water storage tanks, and water softening 
systems. We recommend that all wells and their components be inspected by a licensed well contractor. 
We also strongly recommend that laboratory analysis be performed on a sample of water taken from the 
well. Well water can become contaminated with bacteria. Well water can also become contaminated 
with radon. Radon in water is generally not considered a serious problem if, however, radon levels are 
significantly high a system may have to be installed on the well to release radon from the water and vent 
it safely into the atmosphere. Buyers should also obtain a map from the homeowner depicting where the 
well is located and how deeply the well has been drilled.  
 
 

Septic Systems 
An evaluation of a septic system is beyond the scope of a home inspection. Septic tanks are buried 
underground and therefore cannot be inspected by a home inspector. The home inspector will not even 
know that a septic tank exists on the property unless the homeowner or homeowner’s representative tells 
him one exists. All septic tanks must be pumped and cleaned periodically in order to function correctly. 
Buyers should obtain a map from the seller depicting where the septic tank is located and where the 
drain field is located. The buyer should also obtain from the seller some documentation from the 
company the seller has previously hired to pump the tank. If the seller cannot provide this 
documentation or the name of the company hired to pump the tank you should be suspicious that the 
seller may not have been servicing the tank appropriately. Tanks that are not pumped, cleaned and 
inspected periodically are prone to failure. Once a tank fails the tank and drain field must be replaced. 
This could easily cost $5,000-$10,000. Before you buy a house with a septic tank you should always 
hire a company to pump, clean and inspect the tank. With an item this expensive it is better to be safe 
than sorry.  
 
 

Wood Destroying Organisms 
According to Tennessee state law, only individuals or businesses licensed to apply treatments 
(insecticides and pesticides) are allowed to perform wood destroying organism inspections. Therefore, 
unlike in most states, licensed home inspectors in Tennessee cannot perform these inspections. Be 
warned; there is a conflict of interest present when the companies licensed to remediate pests and apply 
pesticides are the only ones allowed to inspect for pests. For this reason you should be somewhat 
suspicious of any evidence of wood destroying organisms found by these companies. It is in the 
company’s best interest to magnify problems so they can sell you more services. Always demand proof 
of the damage or presence of wood destroying organisms before hiring these companies for any services 
other than an inspection. Check with the Better Business Bureau before hiring a company to apply 
pesticides or perform remediation or repair services.  
 

Health Concerns: Testing and addressing these health concerns is beyond the scope of a standard 
real estate inspection. Bear Creek Property Consultants LLC is only trained an insured to perform radon 
testing. Radon testing is a separate service that is not included in a standard real estate inspection. You 
must sing a radon pre-testing agreement and pay an additional testing fee for this service. 
 

Asbestos 
The only way to know if asbestos exists in any material, including air, is to have a laboratory analyze a 
sample. Many commercial and residential structures built before 1978 may contain some asbestos. If 
you are concerned that asbestos may be present hire a licensed asbestos inspector or asbestos contractor 
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to take samples of materials throughout your home or business for laboratory analysis. Asbestos can be 
fatal. For more information on asbestos visit www.epa.gov 
 

Radon 
All commercial and residential structures contain some radon. The EPA considers radon the number two 
cause of lung cancer behind smoking. Radon levels generally tend to fluctuate up and down over time. 
The EPA uses a reading of 4 Pico Curies per liter to determine the maximum radon level in a home or 
business before mitigation is recommended. The EPA recommends that radon tests be performed every 
six months. For more information on radon visit www.epa.gov 

 
Carbon Monoxide 
Carbon Monoxide is produced by all combustion appliances. Combustion appliances may include space 
heaters, ranges, stoves, ovens, furnaces, water heaters, generators and fireplaces. Combustion appliances 
burn fuels such as natural gas, propane, oil, kerosene, gasoline, diesel, wood and coal. Carbon monoxide 
is a scentless gas that can lead to unconsciousness and death when exposure levels are high. At least one 
carbon monoxide detector should be placed in each level of your home or business. For more 
information on the causes of carbon monoxide poisoning and preventative measures to reduce carbon 
monoxide levels in your home or business visit www.epa.gov 
 

Mold 
Mold spores are present in all commercial and residential structures. They key to preventing the growth 
and spread of mold is moisture control. Excessive exposure to mold can have negative consequences on 
one’s health. The testing and removal of mold is best left to a licensed mold contractor. For more 
information on mold visit www.epa.gov 
 

Lead 
Lead is a highly toxic metal known to cause cancer and birth defects in humans. Some common places 
for lead to be found include paint, water, soil, dust, pipes and air. Many homes and business built before 
1978 may contain some lead. The only way to determine if a material or substance contains lead is with 
laboratory analysis. For more information on lead, and help in locating lead detection and remediation 
professionals visit www.epa.gov 
 
 

 


