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Buying, Selling or Building 

Your Home Inspection Company 

ROFESSIONAL INSPECTION SERVICES, LLC 

 

P.O. Box 9774    Columbus, GA 31908    706-565-0333    1-866-298-4251 

Inspection Report 
1286 My Street 
Columbus, GA 

 
This report is for the sole use of the client named on the receipt page for this transaction,  

and is not to be distributed without the expressed written permission of Professional Inspection Services, LLC., Columbus, GA 
Older homes generally have more concerns and issues than newer homes.  This should be kept in mind when reading through this report.
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Buying, Selling or Building 

Your Home Inspection Company 

ROFESSIONAL INSPECTION SERVICES, LLC 

 

P.O. Box 9774    Columbus, GA 31908    706-565-0333    1-866-298-4251 
 
 
 

OVERALL SUMMARY  
 
 
Major Concerns 
 
Damage to the wood kickboard on the front wall of the back left bedroom.  Kickboard measured 50% moisture and floor in the area 

measured 80% moisture.  Wall backs up to bathroom.  Have area checked for leaks and possible structural damage., 11 
Electric wires exposed below the panel box., 3 
Hose bib on the left side of the house continues to run., 7 
Light fixture in the garage is not secured to the ceiling., 4 
Live knob and tube wiring in the crawlspace and the attic.  Some of the circuits are live while others are not., 3 
No smoke detectors, 4 
Service wire running to garage is low over walkway., 3 
T/P valve of the drain line runs up rather than down per manufacturer’s specifications.  Drain line also stops in the crawlspace and does not 

run to a visible location., 7 
Windows painted shut throughout the house., 9 
Wire junctions without junction boxes in the crawlspace and the attic., 3 
 
 
Significant Qualities of the House 
 
Location 
Upgraded kitchen 
Large rooms 
 
 

 
This Summary is meant as a guide for the client.  Client should read the entire report to decide what items need to be addressed within the real estate transaction.
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A: Item functioning adequately at time of inspection  NI: Item not inspected 
NA: Item not applicable to this location FYI: For Your Information.  Item not necessarily deficient  EX: Expert repair/evaluation needed 
 

ELECTRICAL  
 
Access: Restricted  Utilities Shut Off Location: Panel Box 
Voltage:  110/220  Phase:   three phase  Expanded System 
Main Panel Approximate Amps:  100     Service:   Adequate  
Main Panel Location:   By meter  
Sub Panel Location: Kitchen closet 
Sub-Panel Approximate Amps: 100 
Main Disconnect Location:  Panel Box 
Entrance Cable: Aluminum 
Major Appliances: Aluminum / Copper  
Branch Wiring: Copper 
 

Major 
Concern Item Description A NI NA FYI EX Concerns / Pictures 

X 1. Entrance Cable 
Weatherhead – three 

phase 
    X Service wire running to garage is low over walkway. 

X 2. Panel Box(es) 
Unlabeled, expansion 

room 
    X 

Electric wires exposed below the panel box. 

 
Unlabeled box. 

 3. Panel Components 
Breakers, Grounding, 

Bonding 
X      

X 4. Branch Wiring 
Copper, Romex and 
Lomex, Knob and 

Tube 
    X 

Live knob and tube wiring in the crawlspace and the attic.  Some of the 
circuits are live while others are not. 
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Wire junctions without junction boxes in the crawlspace and the attic. 

   
 5. Grounding Rod and Plumbing X      

 6. Bonding Gas and Electrical X      

 
7. Ground Fault 
Circuits (GFCI) * 

Left side exterior, 
kitchen island, and 

bathroom. 
Recommend upgrade 

to other kitchen, 
garage, and exterior 

outlets. 

X      

 
8. Arc Fault Circuit 
Interrupters (AFCI) * 

   X    

 9. Plug Distribution 
Typical, two and 

three prong, 
Ungrounded 

X   X  
Plug distribution is minimal for modern construction but normal for the 

age of the house. 

 10.Switches/ Dimmers Typical X      
 11. High Hat Lighting  X   X  High hat lights are not to have contact with insulation. 

X 12. Smoke Detectors      X No smoke detectors 
 13. Ceiling Fans  X      

X 14. Fixtures*      X 

Light fixture in the garage is not secured to the ceiling. 

 
 15. Other Wiring  X     Doorbells not functioning. 
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Other Comments: 
 
* Fixtures with lights not coming on should be verified as working during final walk through 
* GFCI receptacles (Ground Fault Circuit Interrupters, with push button resets) are used around areas which may come in contact with water.  If the house is not 
equipped with GFCI receptacles, it is recommended that these be installed.  Test receptacles twice a year.  A good time to do this is when resetting clocks forward or 
backward by one hour. 
* AFCI breakers are used for bedroom circuits to recognize arcing in the wires.  These are only places within houses built under the 2000 Building Code. 
* Smoke detectors should be tested twice a year when resetting clocks forward and backward.  It is best to have smoke detectors with battery backup. 
 

A: Item functioning adequately at time of inspection  NI: Item not inspected 
NA: Item not applicable to this location FYI: For Your Information.  Item not necessarily deficient  EX: Expert repair/evaluation needed 
 

HEATING AND COOLING  
 
Access: Restricted   System Type: Package Unit  Heater/Blower Unit Location: Exterior  
Combustion Air Supply: Exterior 
Gas Shut Off and Supply Pipe: Outside – Black Pipe 
Equipment Not Checked:  
Package  Unit Age: 6 years  Approximate BTU’s: 125,000 Approximate Tonnage: 4 5 Year Probability of Replacement: High 
 

Major 
Concern Item Description A NI NA FYI EX Concerns / Pictures 

 1. Package Unit 

Forced Air  - Gas 
Heat Exchanger not fully visible 

Evaporator coil not visible  
AC high/low: 67-50 Good 
AC amp pull: 10.6 Good 

Heat high/low: 137-76 Good 
No CO detected 

X     

Apron on package unit is sealed at the back wall. 

 

 2. Ducts Flexible and stiff X     

Some insulation was worn off the ducts. 

 
 3. Filter* In floor X     Filters dirty. 
 4. Humidifier    X    
 5. Other Heat Source    X    
 6. Flues Metal X      
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 7. Oil/Gas Tank    X    
 8. Gas Line Black Pipe X      
 9. Thermostat Single X      
         
         

 
Other Comments: 
 
* Carbon Monoxide detectors should be installed in all houses with gas appliances. 
* AC filters should be changed once a month 
 

A: Item functioning adequately at time of inspection  NI: Item not inspected 
NA: Item not applicable to this location FYI: For Your Information.  Item not necessarily deficient  EX: Expert repair/evaluation needed 
 

PLUMBING  
 

Access: Restricted 
Water Supply: Public 
Waste:   Public 
Fixture Shut Offs: Yes          
Main Shut Off Location: Street 
Plumbing Upgraded  Approx. Number of Years Ago:   
Water Heater: Electric  Approx Age: 6 years      Tank Size: 50 gallons 
   Location: Kitchen closet  5 Year Replacement Probability: High 
Misc:  Hot Tub Whirlpool Steam Bath Sauna Lawn Sprinkler Fire Sprinkler Cisterns    
 

Major 
Concern Item Description A NI NA FYI EX Concerns / Pictures 

 1. Street/Well Supply Unknown  X     

 
2. Visible Supply 
Piping 

Copper X     

Copper pipes being hung with iron hangers.  These two 
metal react negatively to each other. 

 

 
3. Waste and Venting 
Supply Piping 

Plastic and Cast Iron X     
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X 4. Hose Bibs Frostproof     X 

Hose bib on the left side of the house continues to run. 

 
Leak below at the handle of the back hosebib.  

 
 5. Septic System    X    

X 6. Water Heater Electric     X 

T/P valve of the drain line runs up rather than down per 
manufacturer’s specifications.  Drain line also stops in the 

crawlspace and does not run to a visible location. 

  
Water heater drain pan does not have  a drain line. 

 7. Water Heater Flue    X    

 8. Washer 
Washer drain line is not 

checked during 
inspection 

 X     

 9. Dryer   X     
 10. Dryer Vent Exhausts to the exterior X      
 11. Bathroom Tile  X      
 12. Bathroom Sink  X      

 
13. Bathroom 
Tub/Showers 

 X     Pop up drain control is not sealing in the tub. 

 14. Bathroom Fans 
Recommend upgrade to 

fan/. 
  X    

 15. Toilets  X      
 16. Hardware/Fixture  X      
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17. Bathroom 
Cabinets 

Wood X      

 18. Water Filter    X    
         

 
Other Comments: 
 

A: Item functioning adequately at time of inspection  NI: Item not inspected 
NA: Item not applicable to this location FYI: For Your Information.  Item not necessarily deficient  EX: Expert repair/evaluation needed 
 

KITCHEN  
 
Kitchen: Original  Access:  Restricted by owner’s belonging      
 

Major 
Concern Item Description A NI NA FYI EX 

5 Year 
Replacement 
Probability 

Concerns / Pictures 

 1. Oven Electric X     Medium  
 2. Range Electric X     Medium  
 3. Exhaust Fan External exhaust X     Medium  
 4. Microwave  X     Medium  
 5. Refrigerator  X     Medium  
 6. Ice Maker    X     
 7. Dishwasher  X     Medium  
 8. Disposer  X     High  
 9. Instant Hot    X     
 10. Compactor    X     

 11. Sink  X      
Weak flow through the kitchen hose 

sprayer. 
 12. Cabinets Wood X       
 13. Floor Tile X       
          
          

 
Other Comments: 
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A: Item functioning adequately at time of inspection  NI: Item not inspected 
NA: Item not applicable to this location FYI: For Your Information.  Item not necessarily deficient  EX: Expert repair/evaluation needed 
 

EXTERIOR  
 

Access: Restricted   Roof Type: Gable  Roof Access:  Restricted   
Method of Roof Inspection: From Ground with binoculars   5 Year Replacement Probability for roof covering: High 
 

Major 
Concern Item Description A NI NA FYI EX Concerns / Pictures 

 1. Sidewalk    X    

 2. Exterior Walls Stucco X     
Normal cracking in stucco – monitor and seal if cracks 

widen. 
 3. Trim Wood X      

 4. Paths 
Poured Concrete and 

Brick 
X      

 5. Steps Concrete X      
 6. Handrail Metal X      
 7. Porch Brick X      

X 8. Windows Single Hung, Wood     X Windows painted shut throughout the house. 

 9. Storm Windows Partial X     

Cracked storm window at the first window on the left side. 

 
 10. Screens Partial X      
 11. Window Glazing Single X      
 12. Exterior Doors Wood, Screen X      

 13. Roof Covering Shingles X     

Moss growth at the back right corner of the house. 
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Shingle torn at the left peak. 

 
Shingle rising because of nail pop at the front gable. 

 

 
14. Gutters/ 
Downspouts 

Partial, attached, meta X     Gutters with debris over the back door. 

 15. Chimney Brick X   X  Chimneys have been sealed. 
 16. Flashing Metal X      
 17. Skylights    X    

 18. Garage Detached, Wood siding X     

Keep leaves and organic material away from wood siding 
of garage. 

 
Wood rot at the back left corner of the garage. 

 
Keep vines from growing on the right side of the garage. 

 19. Garage Door Metal, auto-reversing X      
 20. Garage Slab  X     Driveway heaves by the back door. 
 21. Deck    X    
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 21. Drainage/Grading 
Site above street, Yard 

Flat 
X      

 22. Landscaping Trees, Bushes X      
 23. Retaining Wall    X    

 
A: Item functioning adequately at time of inspection  NI: Item not inspected 

NA: Item not applicable to this location FYI: For Your Information.  Item not necessarily deficient  EX: Expert repair/evaluation needed 
 

INTERIOR  
 

Interior Access: Restricted by owner’s belongings  Method of Attic Access: Scuttle hole  Percentage of Attic Visually Inspected: 75% 
 

Major 
Concern Item Description A NI NA FYI EX Concerns / Pictures 

 1. Attic Ventilation Gable vetns X     

Gap at center of screen on right gable vent. 

 
 2. Attic Insulation Approximately R-9 X     Recommend upgrade to a R-30 insulation 
 3. Attic Area Unfinished X      
 4. Interior Walls Plaster, Paint X      
 5. Interior Ceilings Plaster/Smooth X      
 6. Primary Floors Wood, Tile X      

X 7. Interior Trim Work      X 

Damage to the wood kickboard on the front wall of the 
back left bedroom.  Kickboard measured 50% moisture and 
floor in the area measured 80% moisture.  Wall backs up to 

bathroom.  Have area checked for leaks and possible 
structural damage. 

 

 8. Fireplace/Flue  X   X  
Fireplaces have been sealed.  Recommend examination by 

chimney sweep prior to being put into operation. 
 9. House Fan Abandoned in attic   X    
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 10. Interior Doors Wood X     
Pantry door sticks, and closet door in back left bedroom 

sticks. 
 11. Stairways    X    
         
         

 
Other Comments: 
 
During the life of this house lead and asbestos were generally used.  Care should be taken when doing any renovations and paint should be touched up and kept from 
peeling. 
 

A: Item functioning adequately at time of inspection  NI: Item not inspected 
NA: Item not applicable to this location FYI: For Your Information.  Item not necessarily deficient  EX: Expert repair/evaluation needed 
 

STRUCTURE 
 
Access: Restricted   
 

Major 
Concern Item Description A NI NA FYI EX Concerns / Pictures 

 1. Foundation Type Crawlspace - Brick X      
 2. Footing Concrete  X     
 3. Columns/Pilasters Brick  X      

 4. House Framing Wood X     

Some end boards missing along the left side of the 
crawlspace.  These keep the floor joists from twisting. 

 
 5. Wood Borers   X     

 6. Settlement 
Normal for age of 

house 
X      

 7. Floor Structure Wood Joists X      
 8. Ceiling Structure Joists X      
 9. Roof Structure Rafter, Planking X     There are some broken planks visible in the attic. 
         
         

 
Other Comments: 
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A: Item functioning adequately at time of inspection  NI: Item not inspected 

NA: Item not applicable to this location FYI: For Your Information.  Item not necessarily deficient  EX: Expert repair/evaluation needed 
 

BELOW HOUSE AREA  
SLAB/ CRAWLSPACE/ COMBINATION/ BASEMENT  

 
Foundation Access: Restricted – no access to left side of crawlspace.  Footing Access: None  Percentage Visually Examined: 50% 
 

Major 
Concern Item Description A NI NA FYI EX Concerns / Pictures 

 1. Floor Dirt X      
 2. Ceiling/Walls    X    
 3. Ventilation Typical, Vents X      
 4. Ducts/Pipes Suspended X      
 5. Finishing    X    
 6. Heating/Cooling    X    

 
7. Water Moisture 
Symptoms 

 X      

 
8. Existing Water 
Control Measures 

Vents X     No vapor barrier – recommend upgrade. 

         
         

 
Other Comments: 
 
 
 
 
 
 
 
 
 
 
 
This report is a summary done to a generalist level.  You are expected to follow-up with specialists for greater detail, etc.  Additional/enlarged problems and 
increased expenses are likely unless concerns/recommendations contained in this report are acted on immediately.  Failing to act before taking ownership 
increases your risk of problems and expenses. 


