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 Cravens Home Inspection Service 

PO Box 925 
Bixby, OK 74008 

Ph#: (918) 369-6947 
 

 
This is a confidential report 

 

Doc #: 0911309  Client Name: Mr. & Mrs. Home Buyer 
Dwelling Address:  1021 East Any Street  Inspector:  Charles Cravens 
                                Tulsa Oklahoma 
 
This Summary Report is designed to assist the reader as a brief overview of the full report.  This page is not encompassing. 
Reading this summary alone is not a substitute for reading the entire inspection report in its entirety, including the National 
Association of Home Inspectors Standards of Practice, Limitation, Scope of Inspection and Pre-Inspection Agreement to 
fully assess the findings of the inspection. This list is not intended to determine which items may need to be addressed per the 
contractual requirements of the sale of the property. Any areas of uncertainty regarding the contract should be clarified by 
consulting an attorney or real estate agent. We will not be held liable for any omissions on this report. 
 
 Unless otherwise specified it is recommended that any items listed as Repair / Replace and the components/systems related 
to these deficiencies, be further evaluated/inspected and addressed as needed, using a qualified contractor (i.e. licensed 
plumber, licensed electrician, licensed HVAC service contractor, licensed appliance service company, licensed roofing 
contractor etc.) that specializes in repairs for that particular item PRIOR TO THE CLOSE OF ESCROW. Failure to 
perform the recommended repairs in this report is a serious mistake! There are often additional problems found when the 
original report recommendations are performed, resulting in greater cost than anticipated. Further evaluation PRIOR to the 
close of escrow is recommended so a properly licensed professional can evaluate our concerns that may be outside our area 
of expertise or the scope of our inspection. 
 
Problems that are identified or made known after the inspection, (often discovered during the recommended repairs), but 
before the transfer of ownership, are hereby made a part of the inspection report and included therein.  An inspection report 
addendum is available at the Clients request 
 
 
REPAIR / REPLACE 
 

Not performing its function or its condition is not appropriate for its age or use.  
Replacement or extensive repair will be needed to make ACCEPTABLE. Contractor to 
provide warranty.  Failure to perform the recommended repairs in this report is a serious 
mistake! There are often additional problems found when the original report 
recommendations are performed, resulting in greater cost than anticipated.   
 

FURTHER 
EVALUATION 
RECOMMENDED 
 

This item should be further evaluated by a qualified licensed HVAC service contractor, 
Engineer, Plumber, Electrician etc. 

SAFETY HAZARD 
 

Any item that is identified as a safety hazard is to be considered harmful or dangerous to its 
occupants due to its presence or absence in the structure. In our opinion these items should 
be evaluated by professionals in appropriate trades 
 

NOT READILY 
ACCESSIBLE 
 

This item was not available for a visual inspection without requiring moving of personal 
property, dismantling, destructive measures, or any action which will likely involve risk to 
persons or property. Buyer to decide if further evaluation is required. 
 

NOT READILY 
OPENABLE ACCESS 
PANEL 
 

The panel provided for homeowner inspection and maintenance that is within normal reach 
cannot be removed by one person or is sealed in place. Buyer to decide if further evaluation 
is required.  
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Failure to perform the recommended repairs in this report is a serious mistake! There are often additional 
 problems found when the original report recommendations are performed, resulting in greater cost than  
anticipated. 
 

The following items need to be repaired to normal working order or replaced using Independent, qualified, licensed bonded  
contractors (i.e. Licensed electricians, licensed plumbers, licensed HVAC service contractors etc.) A further evaluation of  
the item and the components/systems related to these deficiencies should be performed during repairs and any and all  
identified problems found are required to be repaired or at least reported to the buyer for further consideration.  

 
 

ROOF 
 
1105. Roof Condition: 
 

 
 

 
 

Repair / Replace .   
·  The flat room over the 

sun roof is blistering and 
has been patched in the 
past. 

 
 

1106a. Flashings 
 

 

Repair / Replace .   
·  A heavy amount of mastic has been applied around the flashings, and inasmuch as 

approved installation methods do not include the use of mastic its presence is either 
indicative of an amateur installation or a confirmation of leaks. Also I saw no signs 
of any present or past leakage on the interior of the home which would indicate 
leakage. However this large amount of mastic indicate the possibility that theses 
areas have been leaking in the past however  I am unable to determine if there are 
proper flashing present or if they have been properly installed. It would be prudent to 
ask the sellers about this or have a specialist evaluate. Regardless, the flashings 
should be monitored. 
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1108. Chimneys/Flue 
 
 
 
 
 
 

 
 

 

Repair / Replace .  refer to item 
#1106a.  

·  The edges of the 
chimney flashing have 
been coated with tar or 
mastic. This is 
unconventional, 
indicative of an amateur 
installation, or 
confirmation of a leak. 
Regardless, tar and 
mastic do not provide an 
adequate or permanent 
seal. Consequently, the 
chimney flashing could leak and should be serviced correctly and monitored. 

 

 
 

1110. Gutters / Downspouts 
 

 

Repair / Replace .   
The upper gutters are full of leaves and 
debris and need to be cleaned and 
serviced to drain properly. 

·  Gutters are a key component 
in the controlled drainage of 
run-off water away from the 
home's exterior elements.  
Water backing up in the gutter 
may add sufficient weight to 
the gutter to cause its 
detachment from the structure.  
Gutters that do not perform as 
intended may result in 
saturation of soils near the 
foundation, which in turn can result in basement moisture or leakage issues.       

·  Clean the debris from the gutters and assure that the water freely flows and drains 
from the gutter and bring to normal working order. 
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GROUNDS & DRAINAGE  
 
1205. Landscaping 
Observations 
 

 
 
 

 
 

Repair / Replace .   
There are tree limbs and vines 
overgrowing the garage roof that should 
be trimmed or monitored, to insure that 
they do not impact or damage the roof or 
its components.     

·  Trim the tree limbs back at least 
five feet from the roof surface, 
remove the vines and bring to 
normal. 
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ATTIC  
 
1607. Ventilation 
 

Repair / Replace .  
Inadequate ventilation present: 

·  Proper venting of a roof space requires that air flow be distributed at the lower 
periphery of the roof space, to assure proper natural airflow ventilation.  The 
observed amount of venting to the lower roof area appears to be inadequate. Proper 
cooling of the attic space may not be achieved in hot weather, where the total 
intended ventilation is not provided, with damage to both the sheathing and the roof 
cover as possible consequences.  In cold weather, failure to achieve uniform 
ventilation may result in condensation in areas of the roof structure that are not 
properly vented, with wood rot and mold formation as possible consequences.  

·   The home originally had a wood roof which by its nature allows plenty of ventilation 
however it now has an asphalt shingle roof and all the natural ventilation provided by 
the wood roof has been taken away.  I would recommend both intake air supply 
provided by soffit vents and exhaust air vents be installed. 

 

 

 

 



  
 11/27/2009 SUMMARY REPORT  Page: 6 
 
 Cravens Home Inspection Service 

PO Box 925 
Bixby, OK 74008 

Ph#: (918) 369-6947 
 

 
This is a confidential report 

 

 

INTERIOR STRUCTURE  
 
1703. Doors: 
 

Repair / Replace .   
·  The hall bathroom door will not secure as designed 

 
1703b. Garage Door 
 

 
 
 

Repair / Replace .   
·  The garage door has been 

damaged and is not attached 
to the automatic door opener. 

1704. Windows: 
 
 
 
 
 
 
 
 
 
 

 
 

Repair / Replace .  
 Windows painted shut - unable to open - safety issue 

·  It is very common in older homes to find many of the 
windows painted closed and as a result they are not tested 
during a regular home inspection. Recommend the paint 
seals be removed and the windows be adjusted so that they 
open and close with ease. 

·   Service windows and bring to normal working order. 
 

·  Numerous windows have the locks broken. 
 

 

 



  
 11/27/2009 SUMMARY REPORT  Page: 7 
 
 Cravens Home Inspection Service 

PO Box 925 
Bixby, OK 74008 

Ph#: (918) 369-6947 
 

 
This is a confidential report 

 

 

PRIMARY COMPONENTS  
 
1802a. Air conditioner #2 
Condition 
 

 

Repair / Replace .   
The refrigerant suction line insulation is missing.  

·  Insulation is required on the larger of the two coolant lines, to minimize heat gain to 
the coolant as it is transported through the line.  The insulation cover should be 
complete along the full length of the coolant line, with no missing, damaged, or 
deteriorated sections. A section of un-insulated refrigerant line will cause a heat gain 
to the refrigerant.  Heat gain of the system refrigerant during its transport from the 
inside unit (evaporator) to the outside unit (condenser) will reduce the system 
efficiency, waste energy, and increase operating cost. 

·   Install insulation on the refrigerant suction line and bring to normal. 
 
 

1807a. Return Air Vent 
 

Repair / Replace .   
·  The return-air compartment is dirty, and dirt has passed beyond to contaminate the 

system, which should be serviced 
 

1810. Water Heater Venting 
 

 
 

Repair / Replace .   
·  The water heater exhaust is installed into the fireplace chase and does not appear to 

be drafting properly. The draft hood has overheated and there is a large amount of 
debris around the exhaust draft hood which is not normal. 

 

 

BEDROOM FIREPLACE  
 
1902.2. Gas Control Valve 
 

 
 

Repair / Replace .   
·  The gas control valve key is too large for the valve control – unable to test valve. 
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GENERAL ELECTRIC  
 
2003. Electric Panel 
Condition 
 
 
 

 
 

Repair / Replace .   
The electric panel on the west side of the garage is overgrown with vines.  

·  These vines are growing inside the panel and have almost tripped the main breaker. 
This is a dangerous situation and should be corrected immediately. 

 

     

2003b. Garage Electric 
Panel Condition  
 

 
 

 
 

Repair / Replace .   
Main Tapping present at main 
lug – three wires clamped into 
service lug - safety concern / 
not normal 

·  Have a licensed 
electrician correct 
this situation and 
bring to normal 
working order 

 
Open knockouts present - Safety 
issue   This condition presents a 
risk of electrical shock and is a 
safety concern.  Panel cover 
plugs can be purchased at an 
electrical supply and many 
hardware stores, and should be 
installed to prevent accidental 
contact with live parts of the 
panel. 

·  Install proper panel 
cover plugs and bring 
to normal. 
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2003b. Basement  Panel 
Condition  
 
 

 
 

 

Repair / Replace .   
Double Tap Present  

·  Two branch circuit wires are 
clamped into its terminal 
when it's designed for only 
one wire which is not 
acceptable unless the 
terminal is specifically 
identified for more than one 
wire. Recommend having a 
licensed electrician evaluate 
and repair or certify in 
writing that the breaker is 
designed to accept two wires 
and if the breaker is not 
designed to accept two wires 
then a separate breaker must be installed 

·  Have a licensed electrician install additional breakers and bring to normal working 
order. 

 
 
 

2004. General Wiring 
 
 
 
 
 

 
 

Repair / Replace. 
·  The electrical conduit on the west side of the garage going into the garage has 

separated at the joint – hazardous. 
·  There is a running wire splice in the basement just inside the entrance that needs to 

be secured inside a junction box as required. 
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2005. Interior Receptacles 
 

 
 

Repair / Replace .  
Ungrounded three prong outlet .  

·  An independent testing of the 
outlet indicated the garage 
office outlet above the basin 
ground connection is not 
bonded (connected) to the 
home's electrical grounding 
system. Proper grounding is 
required to assure breakers 
operate as intended should 
short circuit situations occur, 
as well as provide an 
additional degree of 
protection for personal safety and protection of attached devices.  This condition 
should be investigated and repaired immediately, to assure safe operation of 
connected devices provided with grounding provision.    

·  Have a licensed electrician service the outlet and bring to normal working order. 
 

2005a. Exterior Receptacles 
 

 
 

Repair / Replace .   
The GFCI outlet on the west side of the 
house would not trip when tested. 

·  Replace the GCFI and bring to 
normal working order. 

 

2008. Automatic Garage 
Door Opener 
 

Repair / Replace .   
·  The garage door has been 

damaged and the automatic 
door opener is not attached. 
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1918. Yard Light 
 

 
 

Repair / Replace .   
·  Unit in disrepair / Unit should be service and demonstrated 

 

 
 

GENERAL PLUMBING  
 
2103. Sink Sprayer 
 

 
 
 
 

Repair / Replace .   
Sink sprayer would not divert the water 100% 
when tested and should be serviced or 
replaced 

·  Repair or replace the sink sprayer 
and bring to normal working order. 
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2108. Sewer Lines 
 

Advisory Only .   
We attempt to evaluate drain pipes by flushing every drain that has an active fixture while 
observing its draw and watching for blockages or slow drains, but this is not a conclusive test 
and only a video-scan of the main line would confirm its actual condition. However, you can 
be sure that blockages will occur, usually relative in severity to the age of the system, and will 
range from minor ones in the branch lines, or at the traps beneath sinks, tubs, and showers, to 
major blockages in the main line. The minor ones are easily cleared, either by chemical means 
or by removing and cleaning the traps. However, if tree roots grow into the main drain that 
connects the house to the public sewer, repairs could become expensive and might include 
replacing the entire main line. For these reasons, we recommend that you ask the sellers if 
they have ever experienced any 
drainage problems, or you may wish to 
have the main waste line video-scanned 
before the close of escrow. Failing this, 
you should obtain an insurance policy 
that covers blockages and damage to 
the main line. However, most policies 
only cover plumbing repairs within the 
house, or the cost of rooter service, 
most of which are relatively 
inexpensive. I would also advise they 
buyer to have a licensed plumber video 
the sewer line for any problems when 
the home is over 20 years old. The 
average cost of replacing a sewer line 
can run between $3,500 and $5,500. 
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2115. Galvanized Water 
Supply Lines 
 

Advisory Only .   
The potable water pipes within 
this residence are galvanized, and 
assumed to be original. They 
appear to be in acceptable 
condition. However, they may 
produce rusty looking water from 
time to time and, because the 
water volume in such pipes will 
gradually be reduced by a build-
up of minerals within them, we 
do not endorse them. 
 
Galvanized water lines rust from 
the inside out and can become 
restricted over time. When low water flow is noted at plumbing fixtures, some restrictions 
may have occurred. We suggest further review by a qualified licensed plumbing contractor for 
repairs/replacement as needed to ensure proper water flow 
 

 
 

KITCHEN APPLIANCES  
 
2201. Dishwasher 
 

 
 
 
 

Repair / Replace .   
·  The door handle is missing.  

 



  
 11/27/2009 SUMMARY REPORT  Page: 14 
 
 Cravens Home Inspection Service 

PO Box 925 
Bixby, OK 74008 

Ph#: (918) 369-6947 
 

 
This is a confidential report 

 

 

MASTER BATHROOM  
 
2310. Shower / Bathtub 
Walls 
 

 
 

Repair / Replace .   
·  Defective grout / sealant noted around the base of the interior of the shower stall.  

 

2313a. Basin 
 

 
 

Repair / Replace .   
The pedestal sink is not secured to structure.  

·  The sink should be properly secured to prevent movement.  Failure to correct may 
result in damage to the sink at the drain connection, or damage to the drain pipes, 
either of which can result in leaks and water damage. 

 

 

GARAGE BATHROOM  
 
2404. Faucets 
 
 

 

Repair / Replace .   
·  The hot water is off to both the sink faucets and the shower faucet. 
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RECOMMENDED REPAIRS 
 
Independent, qualified, licensed bonded contractors (i.e. licensed electricians, licensed plumbers, licensed HVAC service 
contractors etc.) are recommended for repairs, replacement and maintenance items. Don’t forget to obtain receipts from seller 
for repairs and for anything else, which a current warranty may apply. 
 
I would advise the buyer to: 

·  Insist all the recommendations on the inspection report be performed. It is common for other problems 
to be identified during the repair process that were not known at the original inspection.  All identified 
problems are hereby part of the Inspector inspection report. 

·  Insist that a further evaluation of the item being repaired be performed during repairs and that any and 
all identified problems found be repaired or at least reported to the buyer for further consideration. 

·  Get a written agreement from the seller stating exactly which repairs will be made. 
·  Request the exclusive use of professional contractors in the respective trade to make the identified 

repairs. Amateur repairs may fail after closing, resulting in higher repair cost to the client. 
·  Read the seller’s disclosure / disclaimer statement. Ask for documentation confirming all repairs or 

improvements that are mentioned in the seller’s statement have been made. 
·  Request all the identified repairs be completed well in advance of the “closing” to give you plenty of 

time to check the finished repairs. 
·  In summary; believe what the seller tells you, then ask for proof. 

 
Follow Up Inspection: 

If the buyer desires a follow up inspection is available to the buyer. The follow up inspection should be conducted prior to 
closing and I will need at least a one-week notice.  There is an additional cost of $75.00 per inspector for this inspection. 
An inspection of the Engineering repair recommendations is available and if requested will be billed at an hourly rate. 
If the crawl space must be entered to review repairs then there is an additional $50.00 cost for this service.   
 
Follow-up inspection fees are due at the time of the follow-up inspection.  
 
Contact our office for scheduling times available. 
 
Charles Cravens, CRI   
Oklahoma License #0073 
Certified ASHI Home Inspector 
Certified Real Estate Inspector 
Certified Roof Inspector – Certified by Haag Engineering 
Certified Mold & Air Quality Inspector 
Former Member of the Board of Directors - National Association of Home Inspectors 

                      
 
                       
                                                                        
                                                                                                                                                                                        
                                                                                 
 


