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Inspection Date:August 9, 2024
StartTime: 9:30 a.m.
Finish Time:12:00 p.m.

Weather: 79°F(light rain, with recent heavy rajn
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Inspector: Stephen J. Berry, ASHI Member #269344, MD Licensed Home
Inspector # 33738, VA Licensed Home Inspector #3380001974, NRPP ID #
113273RMP Certified Radon Measurement Professioima&rNACHI

Certified for Mold Inspections; ASHI Certified-Brgwall New Residential
Construction SpecialisASA Certifie@tructural Assessment Specialist

INSPECTOR REPORT PREPARED BOR:and Jane Doe

jidoe1234@gmail.com(123)456-7890
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An inspection is intended to assist in the evaluation of the overall condition of a
building. The inspection is based on observation of the visible and apparent
condition of the building and its components on the date of the inspection.

The results of this home inspection are not intended to make any representation
regarding latent or concealed defects that may exist, and no warranty or
guaranty is expressed or implied.

If your home inspector is not a licensed structural engineer or otheafessional
whose license authorizes the rendering of an opinion as to the structural
integrity of a building or the condition of its components or systems, you may
wish to seek the professional opinion of a licensed structural engineer or other
professional regarding ay possible defects asther observations set forth in

this report.

Only home inspections performed by Maryland licensed home inspectors will be
recognized by the buyer as a valid home inspection under a real estate contract.

A Pro Vantage Home inspection attempts to identify the existing conditions of the entire
property visible at the time of our inspection. We do not disassemble equipment or remove
wall, floor, or other coverings. We do not make observations about cosmetic defects that would
be apparent to the average person such as condition of carpets, flaodsinterior walls unless
they are related to a significant issue such as structure or some form of leak. Our best
inspection effort may not discover latent defecksgdden conditionsor every cosmetic flaw.

You are recommended to have expensive items that are not visible, such as interiors of
chimneys, furnace heat exchangei@nd all other heating systems inspected by licensed
specialists before the close of escrowAll locations described leftright, front, or rear are
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Areas requiring attention/repair are highlighted in yelloreas requiring routine maintenance

and/or monitoring are highlighted in blueAdditional, general background information is

contained in blue text.

We strongly recommend reading the report in its entirety as all systems are connected and
background information can shed light on other conditions. A home inspection is general by
nature, and at times we may recommend further evaluation by a license@gsimnal or

expert in a specific field wise opinion may contradict or overrule our own. There may be
recommendations in the report for repairs, improvemenis maintenanceand we

recommend that these be undertaken by licensed professionals or perstm&mawledge and
experience as even minor repairs or improvements not done properly can lead to bigger
problems over time.

GENERAL

The house is a single family honmew constructionThe overall condition appears to be good;
there are,however, some repairs and maintenance recommended which are addressed in this

report.
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The house ipartiallyfurnished. Therefore, some of the windows, receptacles and other items
may have been obstructed and we may not have been able to inspect them. Stored items
restricted our view of some areas.

ROOF

We viewed the roofrom the ground using binoculars.
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The roof is an asphalt architecturstl/le shingle roof with some standingeam metal roofing in
the front. Most asphalt shingleoofs last about 20 years and some, like the architectural shingle
installed here, can last 250 years.

Paint cleanup needed on éroofing of the screened porch.

FLASHINGS

Inspected.

GUTTER®S DOWNSPOUTS

There are a number of buried downspout extenders around the hd@eeommend ensuring

that downspout extenders are functioning as intended, i.e., not blocked or leaking and

conducting water away from the foundation walls.

Popup drains at the end of the downspout extenders can become obstructed or stop working
as intended over time. Recommend ensuring that the drains will open when water is flowing
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Open gutters notedRecommend routine cleaning.

To keep the basement dry it is essential to clean the gutters of leaves and debris regularly so
they do not become blocked and overflow. The downspouts should be in good condition and
have a downspout extender attached to them. The down spout extendeldgb®as long as

LIN OGAOFtfe Ll2aarofS GKdza ONBFGAY3I | aRNEE
from the house on all sides if possible.

It is recommended to observe all gutters, downspouts and downspout extenders occasionally
during heavy rain to ensure that they dwectioning as intended.

Downspout extension too short Causes of wet basement problems
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The driveway is concrete.

WALKWAY STEPS

The front walkway and front porch are stone pavers over concrete.

TRIM

Possible broken trim piece noted at the right. Recommend further evaluatiomepidcement
if broken.
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SIDING

Siding ixement fiberboardwvith somestone veneer over foundatian

Cement fiberboard siding will need to be painted and caulked periodically. Recommend
O2yadzZ GAYy3I YIydzFlI OGdzZNEBNNRA 3IdzZA RSt Ay Saod

Kickoutflashing recommended at the front rigahhhdwhere the screened porch meets the
siding at the rear.

Exterior Wall

Sheathing w/
House Wrap

Underlayment
Kickout

Kickout directs water away from wall
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Generallycement fiberboardnanufacturersecommend a small gap between siding panels for
proper installation and expansion. This gap allows for slight movement due to temperature
changes and prevents buckling or cracking. Typical spacing is 1/8 to 1/Ret@mmend
consulting the installation instructions provided by the specific cement fiberboard
manufactures. See link belovior an example of cement fiberboard manufacturer
recommendations

https://www.jameshardiepros.com/getattachment/287eff78c7d4a34b51le
03a7bd3a6a62/quickstart-hz10us-en.pdf

EXTERIOFRENTS
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FENCE & GATES

Wood fencing inspected

SCREENED PORCH

Recommend improved drainage at the rear right of the screened porch.

PATIO

The patio is stone pavers over concrete.
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Step height variances noted at the patio stapsesenting possible trip safety hazards
Alterations recommended.

—y

Railingsat the patio and front porchwill need to be kept rust proofedspecially where they sit
in the concreteSlight rusting notedh placesSealing the depressions with a skeifeling
concrete caulk will help to shed water and may reduce further rusting.

RETAINING WALL

A e g e e -

w.—-..v-.—- e v - e

It is unknown if he retaining wall athe right sideis the responsibility of the owner or the
neighbor.Recommend consulting with the builder for verification.

Fairly typical cracks noted in the retaining wBkcommend sealing to prevent further
deterioration.
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GRADING
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Standing water noted at the right sidenproved drainage may be needed.

Slope and Grading, Ground Cover
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Tile to daylight

Bleeder 5 gump pump

through footing
Homes must be protected from water with proper
grading, gutters, downspouts, and flashings.
© Tom Feiza Mr. Fix-It Inc.

BO&4C

EXTERIOBROORS

Inspected.

EXTERIORINDOWS

Inspected.

XO31C
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WINDOW WELLS
B

There are window wells on the right side of the ho ear

n the
window well.

Window well

window well ——.
{.)rojscting up above
he surrounding soil
(this one is made of steel) |

soil must be graded
away from window well
and foundation

gravel-filled hole or —__
perforated pipe leading
to storm sewer

GARAGE

The garage door is metal and vinyl.
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Safety return lenses should be locate® 4nhches off the garage floor. Adjustments
recommended.

STRUCTURE

Foundation igpoured concreteMain structureiswood frame.Visible foor framing isvood F
joists. Visible subflooring is OSB.

Recommend sealing exposed steel in the foundation to prevent corrosion.

ELECTRIC

SERVICE ENTRANCE

Electricservice entrance is an underground seniaieral. The electric meter is located on the
right side of the house.

ELECTRIC PAREL
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Themain disconnecarelocated at theelectric panet in the basement front right room at the
right wall. The electric panslwere manufactured byEaton. Eachesvice entrance i200amps
and 240 voltsTherear panel has 18ircuits.The front panel has 21 circuitgisiblewiring is
non-metallic clad copper.
| e
AF;‘UA\«\Y

B P\\_)% 15—
B J

Thebreaker labeledhall lights andaundry lights appears to be damaged. Recommend
further evaluation by a qualified licensed electrician.

Panel clearances

3 feet of clearance
should be provided
in front of the panel
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RECEPTACLES & WIRING

We recommend testing all GFCI receptacles monthly.

CSST gas lines are installgidnufacturers believe that thigroduct is safer if properly bonded
as required by the manufacturer's installation instructions. Proper bonding of the product
should be determined by a licensed electrician.

Some receptackein the kitchen are not GFCI protected. Recommend upgradigf-Cl
protected receptacles

Recommend further evaluation of aboweentioned items by a licensed electrician as any of
these items could be a safety hazard. Additional items may be discovered by a qualified
professional.

SMOKRLARMS

Present, nottested. Recommend testing immediately on occupythg house.
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SMOKERLARMS

It is reommended to test them monthliylost smoke alarms last about ten years and then need
to be replaced. Generalifythe plastic cover has yellowed with age it is a good indication that
they may no longer be reliable.

7425 MARYLAND'S UPDATED SMOKE ALARM LAW (&%
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HEATNG AND AIR
CONDITIONING

BASEMENUNIT

123 Main Street, Your town MD 12345



18

There is a higlefficiency gas furnace manufactured by Bryant in 2024 located in the basement
utility room.

:

We were unable to access the AC coils for inspection due to sealed conditions.

AC is functional. Heat not tested due to warmer exterior temperatures.

The unit is fitted with a humidifier, not evaluated/not testdtlis recommended that the
interior of this be thoroughly cleaned twice yearly, at the beginning and end of the heating
season, and the humidifier pad be cleaned or replaced annually.
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The air filter is 16 x 25 x 4 inches.

Recommend duct cleaning.

ATTIC UNIT

There is a higlefficiency gas furnace manufactured by Bryant in 2024 located in the \Atéc.
were unable to access the AC coils for inspection due to sealed conditions.
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AC is functional. Heat not tested due to warmer exterior temperatures.

We wereunable to locate an overflow tray drain. Recommend further evaluation by a qualified
HVAC professional.

The air filter is 16 x 25 x 4 inches.

Recommend contracting with a licensed HVAC professional to have the heating and cooling
equipment serviced/maintained twice a year.

Recommend annual cleaning of the condensate drain.
Recommend installing at least one carbon monoxitéem per floor of the house.

Further evaluation of aboveentioned items by a licensed HVAC professional recommended.

FILTER

One of the most important things a homeowner can do to maintain good indoor air quality,
reduce energy bills and keep the AC / Heating system in good condition is to regularly check and
change the filter when necessary. The filter should fit well so thdteaair entering the air
handler passes through the filter. It is generally recommended to use a pleated filter of medium
to good quality. The cheaper fiberglass weave filters will allow dust particles to pass through

123 Main Street, Your town MD 12345



21

and accumulate in the coll fins of the AC component where they will reduce air flow and

increase the possibility for mold to grow during AC season. The most expensive HEPA type filters
will clean the air but will also restrict air flow and have been kntmcause the coil fins to ice

up in summer making the AC ineffective.

To reduce pollens, dust and mold spores, leaving the unit on fan only mode will cause the filter
to clean the air for the whole house. This also helps to keep temperatures around the house
more consistent and will not affect the function of AC or heat kvividl switch on and off

according to thermostat settings.

HUMIDIFIER

It is recommended to have the interior of the humidifier housing cleaned out twice a year at the
change from heat to cool and cool to heat seasons. The pad or drum should be replaced or
cleaned to prevent bacterial growth. This could be done by the honexawiy an HVAC
professional. The humidifier should be isolated from the air flow during AC operation, typically
by switching the damper position at or close to the humidifier. Most HYAC companies offer a
reasonably priced service contract which coveusime maintenance including two visits per

year.

ATTIC UNIT

We recommend servicing and interior cleaning of these units annually by a licensed HVAC
professional especially as the unit is located outside of the conditioned area and is more prone
to condensation inside the unit which if not kept clean can lead td groiwth.

Close humidifier damper in summer

humidiﬁer—z

duct damper
iclose off air ﬁow}

Sy
Pin)
nyY
™

in summer
open in winter

evaporator
coil

if the humidifierjdamper isn't
closed, cool aircan be drawn back
into the cold airfreturn and over
the evaporator Foil in a short
circuit loop

this can lead tolicing up of the
evaporator coil
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CONDENSATE DRAIN

BASEMENT UNIT

ACcondensate and the humidifier drain to the sump pit. The furnace condensate also drains to
the sump pit.

ATTIC UNIT

AC condensate drasto the sump pit.

Attic furnace condensate drains to the exterior left.

EXTERIORC/CONDENSING USIT
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Thefront unit wasmanufactured byBryant in 2023. The rear unit was manufactured by Bryant
in 2024 The units aréocated at the left side of the housé&herearerequired disconects
within sight of the uni. Most condensing units last about-15 years.

DUCTING

Visible dicting is galvanized steel and insulated flexible ducting.

Some sagging of the insulated flexible ductioged in places. Recommend additional strapping
to level the insulated flexible ductirtg prevent condensation collecticeind possible resultant
mold growth

Excess bendingf the insulated flexible ducting in the attioted in places.Excess bending may
restrict airflow.Alterations recommended.
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PROPER STRAPPING AND SUPPORT
B-inch ¢ flex

e 4[1.2m]

= 8-inch radius

To ensure smooth airflow at bends in flexible duct,

1/2” Per Foot

the radius of the turn should be equal to or larger

than the duct diameter—a minimum 8-inch radius [42 mm/m] of

for B-inch-diameter duct, for example. Support
Spacing

ADDITIONAL HEAT SOURCES

SCREENED PORCH FIREPLACE

There is a notvented gas fireplace located in the screened poktfe. were unable to ignite the
fireplace using normal controls. Recommend furtbealuation.

BASEMENT FIREPLACE
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There is a functional vented gas fireplace in the basement rec room at the righPemtidic

service and inspection by a licensed plumber or a gas log specialist is recommended.

LIVING ROOM FIREPLACE

Iy

.7'7

There is a functional vented gas fireplace in the living rd@emiodic service and inspection by a
licensed plumber or a gas log specialist is recommended.

PLUMBING

The mainwater line enters the house in the basement utility room at the left wall. The line
entering the house is black plastic.

Visible vater supply lines ar€PVC.

Visible dain, vent and waste arBVC.
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The gas main shut off valve is located at the gas meter at the left side of the house. This can
only be shut off using a meddrge size wrench and we recommend having such a wrench
available in case of emergency.

There is an additional main gas line shut off located in the basement utility room at the rear
wall.
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There is a mechanical vent/air admittance valve beneathkitehen sinkMechanical vents

MAIN WATER SHUT OFF VALVE

It isrecommended to be familiar with the location of the main water shut off valve and keep
access clear of stored items or other obstructions. It is also good practice to turn the valve off

and on again briefly about twice a year to prevent the valve fromméwp seized in the open
position.

Automatic air vent or air admittance valve

- Y 5 Y

autovent

autovent

basin
draining

waste piping under

negative pressure -
spring valve opens to
let air into the system

6" min. ! spring valve closed -
,| waste gases can't

trap arm

WATER HEATER

Thewater heater isa high-efficiency75-gallongaswater heater manufactured bgradford

White in 2024 (located in the basement utility roorivost water heaters last abouit2-15
years.
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The water heater condensate line drains to the sump pit.

Thegas valve to thevater heater was not turned on at the time wifspection.

SEWERAGE EJECTOR PUMP

There is a sewerage ejector purgeatedin the basementtility room at the front wallwhich
pumps the wastewater from the basement bathroom up into the sewer lines. It appears to be
functional. Pumps may last-10 years and so periodic service/checking of unit is
recommendedRecommend installing receptacle witkan audiblealarm which will alert the
homeowner if the sewerage ejector pump is no longer functional.
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FIRE SUPPRESSION/SPRINKLER SYSTEM

A fire sprinkler system is installed. The fire sprinkler system was not inspected as it is beyond
the scope of a home inspection.

Sprinkler heads do need servicing and evaluation periodically.
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Recommend ensuring hose bibs are fitted with backflow prevention/atmospheric vacuum
breakes.

The hose bib shut offs are located in the basemgility room at the left wall.
HOSE BIBS

It is recommended to be familiar with the location of the exterior hose bib shut off valves and
keep access clear of stored items or other obstructions. It is recommended to shut off the hose
bibs from theinside at the beginning of winter to prevent freezing and drain the line by opening
the hose bib at the exterior or using the bleed valve inside.

Some garden hose attachments can drip slowly causing eventual saturation of the soil in front of
the wall. This causes moisture to migrate through the wall leaving whitish mineral deposits on
the interior surface. It is recommended to turn off the hogewden not in use and not to rely

on hose attachment valves.

Shut off valves for outside faucets Atmospheric vacuum breaker
piping/faucets downstream of the
shutoff valve should be sloped

downwards for drainage drain cap must be

downstream of shutoff
exterior wall valve (open in winter
0 G 0 H 0 -G Q -G Q after closing shutoff)

outside 0

&y Y Y
faucet | ¢4°

'..ﬁ ‘..h ".,h o - - atmospheric
. supply pipe_§ vacuum
breaker

shutoff

valve f]

since the valve of a frost-proof
faucet is inside the house, it is
not prone to freezing and no
extra shutoff is required

outdoor faucet
(open in winter -
atter the inside
valve is shut off)

frost-proof

outdoor faucet the area right around the pipe

should not be insulated

L supply pipe bucket —
f | supply pipe § o

TR s o s— filled wit

water)

potential

cross 2
cross connection |
section
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GENERAL AND LIVING AREAS

FINISHEBASEMENT

e/
'} (A

,."I.

We were unable to view the foundation walls as they emacealed behind wall finishes and
insulation.

Recommend running a dehumidifier in the basement, especially during warmer weather.

Improved ventilation in basement closets astdrage spaces as well as the rear left room
recommended.
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www.mainmark.com

mrrTra

Cracks noted in the basement utility room floarhese cracks may allow radon gases to escape
into the house before entering the radon mitigation systeRecommend sealingith concrete
sealer

SUMP

There is a sump pump with an activated radon mitigation system. Therefore, the sump pit was
sealed. The sump punwas activated several timakie to ground water entrguring
inspection

Recommend installing a receptacle for the sump pump bzt an audible alarm.

It is generally recommended to install a battery backup system so that the sump pump would
remain functional during power failure. In many modern installations, the sump pump serves
perimeter drains next to the foundation arthsement stairwell drains and will most likely be
needed during heavy thunderstorms when power outages are more possible. In houses where
the sump pump protects the house from a high water table, a battery backup system is
considered essential. Recommermhsulting a licensed plumber.
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The sump pump drains to the exterior right.
SUMP

It is recommended to check the water level in the sump pit several times a year to ensure that
the pump is functional. If the water level is up to the level of any drain openings in the side of
the sump pit then it is likely that the pump has failed anderavill then soak under the

concrete causing erosion and the possibility of severe moisture problems over time. Some sump
pits have a lid sealed across the top, often where radon may be present. In this case, to test the
pump it may be necessary to runteainto the sump through a floor drain or other drain that
enters the sump. You should hear the pump activate and expel the water after some minutes if
it is functional.

RADON MITIGATION SYSTEM

A radon mitigation system is installéhe manometer should be checked periodically. Blue
liquid in themanometer on the radon reduction system should never be level. If the liquid is
level, we recommend calling the installer a certified radon professioni replace the fan or
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KITCHEN
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The refrigerator was natet at adequately low temperaturesd the time of inspection.

Recommendrerifying that theSubZero refrigeratoiis adequately anchoredt the top as it can
tip forward when both the doors are open.
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LAUNDRY

Washer and dryewere not installed at the time of inspection and therefore untested.

When the washer is located above a finished space, significant damage can occur if the washer
should leakWasher overflow tray is installed but is not connected to any didecommend
installation of an overflow tray properly connected to a drain which is routed to the exterior or
the sump pump or installation of a moisture sensonnected to the washer supply hoses

which can shut off the water in event of leaking. Further evaluation recommended.

LAUNDRY

It is recommended to replace soft plastic dryer vent with a metal vent and secure the metal vent
so that it does not contact the dryer plug, wire or receptacle. It is also recommended to clean
the dryer vent regularly to prevent an accumulation of line Washer supply hoses should be
replaced every five years or changed for braided metalladads, whicldlo not deteriorate as

quickly and are less likely to burst. The shut off valves for the washer shdulttbenal and

easy to operate It is recommaded to shut off water supply to washer during extended absence
(vacation) from the house.

BATHROOMS

BASEMENT BATHROOM

Recommend lowering toilet tank water level about half an inch.
GROUND FLOOR HALF BATHROOM

Inspected.
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UPSTAIRS FRONT RIGHT BEDROOM BATHROOM
Inspected.

UPSTAIRS FRONT LEFT BEDROOM BATHROOM
Inspected.

UPSTAIRS MIDDLE LEFT BEDROOM BATHROOM

The builtin shower tray can be prone to leaking. It should be well maintained and periodically
caulked. We were unable to determine whether any leaking in/around the shower has
occurred. Periodic evaluation by a licensed contractor recommended.

PRIMARY BATHROOM

occurred. Periodic evaluation by a licensed contractor recommended.
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BEDROOMS
Inspected.

INTERIOR SURFACE

Minor caulking improvements recommended in places.

It is not unusual to see some small crackdrywall corners especially in second floor ceilings or
vaulted ceilings. These are mostly caused by the expansion and contraction of wood framing.
The drywall which is attached to the wood framing is inflexible and cracks at the seams. Periodic
caulking aml painting will maintain neat appearance. Larger or continually expanding cracks
should be evaluated by a licensed contractor or structural engineer

FLOORS

Inspected.

DOORS

The door to the basement rear left storage room is in contact with the doorjamb at the bottom.
Alterations recommended.

The closet door in the basement front right room rubs against the doorjaitterations
recommended.

Strike plate adjustment recommendations for thpstairs middle left bedroom door.
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WINDOWS

Thewindows are vinyl, double hung, manufactured by Andersen in ZDR28ce are vinyl

hopper windows manufactured by Andersen in the upstairs bathrooms and the primary
bedroom.

Window screens stored in the basement utility room.

Cleaning of the basement reoom window trim needed.
STAIRS

Inspected.
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ACCESS

We accessedhe attic through thepull-down stairs in the upstairs middle left bedroom.
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