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Thank you for choosing BPG for your property inspection. We value your business and are available should you have any
follow-up questions regarding your report.

This report represents our professional opinion regarding conditions of the property as they existed on the day of our
inspection. We adhere to the Standards of Practices as outlined in our Inspection Agreement.

Your INSPECTION REPORT includes three sections: 1) Key Findings, 2) Property Information, and 3) Inspection
Agreement. It is important to evaluate all three sections in order to fully understand the property and general conditions. The
following definitions may be helpful in reviewing your reports.

Action Items may include:

• Items that are no longer functioning as intended
• Conditions that present safety issues
• Items or conditions that may require repair, replacement, or further evaluation by a specialist
• Items that were inaccessible

Consideration Items may include:

• Conditions that may require repair due to normal wear and the passage of time.
• Conditions that have not significantly affected usability or function- but may if left unattended.

SECTION I. KEY FINDINGS
This section is designed to summarize the findings and conditions that may require your immediate attention. Typically, the
Key Findings Summary is used to help prioritize issues with other parties involved in the real estate transaction. It is
important to review carefully all sections of your report and not rely solely on the Key Findings summary.

SECTION II. PROPERTY INFORMATION
This section contains our detailed findings on all items inspected. Component locations, system types and details,
maintenance tips, and other general information about the property will be included as appropriate.

SECTION III. INSPECTION AGREEMENT
This section details the scope of the inspection. BY ACCEPTANCE OF OUR INSPECTION REPORT, YOU ARE
AGREEING TO THE TERMS OF OUR INSPECTION AGREEMENT. A copy of this agreement was made available
immediately after scheduling your inspection and prior to the beginning of your inspection. In addition, a copy is included on
our website with your final inspection report.

To retrieve your full PROPERTY INSPECTION REPORT (all 3 sections) from our Web site:

• Point your web browser to http://www.bpginspections.com
• Click on View Your Inspection Report
• Enter the Report Id and Client Last Name (shown below)

◦ Report Id: 890826
◦ Client's Last Name: Turner

• Follow the instructions to either view the report online or download it to your computer.

Again, thank you for selecting us as your inspection company. Please contact our Customer Service Center at
800-285-3001 should you have any questions about your reports or desire additional assistance.
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3. Exterior
Windows
Inspected

1 Observed a damaged window above kitchen that had been damaged. Recommend repair
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Prepared Using HomeGauge http://www.homegauge.com : Licensed To BPG Inspection, LLC
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Date: 6/9/2021 Time: 03:00:00 PM Report ID: 890826
Property: 20800 Courtney Place Drive, Warrenton, MO 63383 Prepared By: Rob Dawson

General Information
Inspection Scope

This inspection is a non-invasive examination of readily accessible systems and components as outlined in the Illinois
standards. In compliance, our reports are subject to the Definitions, Scope, Limitations, Exceptions, and Exclusions as
outlined in the Standards of Practice.

In general, home inspections include a visual examination of readily accessible systems and components to help identify
material defects - as they exist at the time of the inspection. This is not a technically exhaustive inspection and will not
necessarily list all minor home maintenance or repair items. Latent, inaccessible, or concealed defects are excluded from
this inspection. Inspectors do not move furniture, appliances, personal items, or other materials that may limit his/her
inspection. We do not report on cosmetic or aesthetic issues. Unless otherwise stated, this is not a code inspection. If you
are purchasing a home in a locality that has occupancy inspections, local authorities will usually comment on any code
issues of local concern. We did not test for environmental hazards or the presence of any potentially harmful substance.

Use of Reports

If the inspection is performed in connection with the sale, exchange or transfer of the property, copies of the report may be
provided to the principals in the transaction and their agents. However, the report is for your sole information and benefit.
We do not intend for anyone but the person(s) listed on this report to benefit, directly or indirectly, from this agreement and
inspection report. Our contractual relationship is only to the person(s) purchasing our report/service.

Inspection Agreement and 90 Day Guarantee

BY ACCEPTANCE OF OUR INSPECTION REPORT, YOU ARE AGREEING TO THE TERMS OF OUR INSPECTION
AGREEMENT. A copy of this agreement was made available immediately after scheduling your inspection and prior to the
beginning of your inspection. In addition, a copy is included on our website with your final inspection report. You should
review the liability limitations and terms of the agreement carefully before accepting your inspection report. Should you
discover a defect for which we may be liable to you, you must notify us and give us a reasonable opportunity to re-inspect
the property before you repair the defect.

We understand the serious nature of real estate transactions and attempt to take reasonable actions to provide value and
protect our clients. We provide a limited 90-day guarantee on most of the major components that were inspected. A full
explanation of our 90 day guarantee is included on our website with your final inspection report. A more comprehensive
one-year home warranty is available if ordered within 30 days of your inspection. As a BPG client you can receive a
discounted rate and plan details by calling us at 800-285-3001.

A part of many real estate transactions are contingencies limiting the time available for follow up inspections, repair work, or
further inquiries. We are not responsible for any investigations that are not completed prior to the end of the contingency
period.

Report Definitions

The following definitions of comment descriptions represent this inspection report.

◦ Action Item: The item is not functioning as intended or needs repair or further evaluation.
◦ Consideration Item: The item should be monitored and repair/replacement should be considered. (Includes

definitions, helpful tips, recommended upgrades, conditions requiring repair due to normal wear, and
conditions that have not significantly affected usability or function - but may if left unattended).
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CLIENT PRESENT:
Arrived During Inspection

AGE OF HOME:
Between 10 and 20 Years

WEATHER:
Hot and Humid

TEMPERATURE:
Between 70 - 80

FOR PURPOSES OF THIS REPORT
PROPERTY FACES:
West

PHONE NUMBER:
1 800 285 3001 (O), 1 314 249 5839 (C)

OCCUPIED OR VACANT:
Occupied

1. Introductory Notes
Inspection Items

Inspection Scope
This inspection was completed according to the Standards of Practice.

The Report
The report lists deficiencies visible at the time of inspection. The inspector is not required to move furniture,
appliances, storage, or disassemble components beyond normal user controls nor perform destructive testing.
BPG/ABA does not accept responsibility for hidden or latent defects discovered upon occupancy or during
remodeling after the date of inspection. Please note that our inspection is thorough but not technically exhaustive.
The intent of this inspection is to discover significant defects as it is not possible to detect every maintenance or
minor repair item. Most homes continue to be occupied after our inspections, thus we do not warrant 100%
discovery of all maintenance or minor repair items such as drippy faucets, isolated wood damage, light switch
functionality, etc. We do not inspect for county or municipal code compliance as the adjacent counties have many
jurisdictions, thus codes are interpreted and enforced differently. BPG/ABA has no legal authority to mandate
compliance to the municipal codes and ordinances. This report does not list municipal or county code infractions.

Not a Guarantee
BPG/ABA does not guarantee future performance or provide a warranty, expressed or implied, regarding the
inspected property after the date of inspection. Warranty policies are readily available for purchase. We are not
liable for defects covered by the homeowner's hazard insurance policy or items covered by a warranty program.
Should you discover a defect for which you think BPG/ABA may be liable, you must notify us and provide a
reasonable opportunity to reinspect the property before the defect is repaired. If BPG/ABA is not given the
opportunity to review an alleged liability, we do not accept any responsibility for the same. Even property vacant
between the time of inspection and closing can develop mechanical, electrical or plumbing defects. The
purchaser's pre-closing final walk through is to confirm that all systems are operable, that maintenance or repair
issues have not developed since the inspection and that any requested repairs have been completed to your
satisfaction. BPG/ABA accepts no responsibility for defects that could have been observed by you during their final
walk through provided by the Association of Realtors Residential Sales Contract.

Code and Environmental Items Excluded
• We do not include inspection for "code" compliance. As contractors make repairs or maintenance to the

home you should expect the need to update items to meet current code requirements. This may
substantially increase cost of the repairs.

• We do not include inspection or testing for EPA listed or any other environmental hazards or materials
such as asbestos, mold, lead paint, underground storage tank or other items.

• We do not inspect for termites or other vermin. However, the termite inspection and/or radon test can be
ordered in addition to our building or home inspection.

Photographs
Photos are inserted throughout the report and are intended to be used to further explain the conditions described.
The photographs are an example of the condition described and may not show the entire deficiency or all
occurrences of the same deficiency.
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Use of Report
Our inspection report is for the use of our client(s). This report is only for the benefit of the person(s) listed on this
report unless specifically agreed to otherwise in writing.

The ACTION and CONSIDERATION Lists are not the entire report. The complete report may include additional
information of interest or concern to you. It is strongly recommended that you promptly read the complete report. For
information regarding the negotiability of any item in this report under the real estate purchase contract, contact your
real estate agent or an attorney.

2. Structure
The attic access was open and allowed a hatch view inspection of the insulation and other attic conditions according to ASHI standards. Attic areas that
were not visible from the hatch area were not inspected. The inspector was not required to provide any engineering or architectural service or to offer an
opinion as to the adequacy of any structural system or structural component.

Our inspection of the structure included a visual examination of the exposed, readily accessible portions of the structure. These items were examined for
visible defects, excessive wear, and general condition. Many structural components are inaccessible because they are buried below grade or are behind
finished surfaces. Therefore, much of the inspection was performed by looking for visible symptoms of past movement, damage and deterioration. Where
there are no symptoms, conditions requiring further review or repair may go undetected and identification is not possible without destructive testing. We
make no representations as to the internal conditions or stability of soils, concrete footings and foundations, except as exhibited by their performance. We
cannot predict when or if foundations or roofs might leak in the future.

Styles & Materials

FOUNDATION TYPE:
Poured in Place Concrete With A
Basement

BASEMENT | LOWER LEVEL:
Mostly Finished

FLOOR STRUCTURE:
Wood Joists

WALL STRUCTURE:
Wood Frame

ROOF STRUCTURE:

Inspection Items
Foundation [Inspected]

Forecasting future performance is impossible because heavy rainfall, drought and other unpredictable soil
conditions can produce foundation movement.
The conditions behind any finished basement walls, ceiling and storage were not visible for inspection. If
you ever open-up these areas you might find items that are not noted in this report. The extent of those
items can not be predicted.
Reference Seller Disclosure Statement for additional comments.

Basement/Lower Level [Inspected]
No one can predict if this basement will ever leak and this inspection does not imply that this basement will not leak
in the future. Because most basement water problems originate from surface drainage rather than ground water,
maintaining gutters, downspouts and surface drainage is very important. Exterior water control is generally more
effective than internal patching or sealing. Some basements leak occasionally and depending on soil conditions,
this leakage sometimes leaves no evidence of stains, deposits or discoloration. Discuss any history of a damp or
wet basement. BPG will not be responsible for basement water seepage/leakage that might occur in future.

Floor Framing [Inspected]
Visible areas of the floor system are in typical condition consistent with the age and style of construction.

Any Basement/Crawl Space Can Leak
Given the right conditions, any basement/crawl space can leak. No one can predict if a basement/crawl space will
leak in the future and, in many cases, it is not even possible to tell if a basement/crawl space has leaked in the
past. The best source of information about performance is the owner/occupant of the property. The most common
cause of basement/crawl space seepage is poor surface and roof drainage. Stone foundations were never designed
to be watertight. For that matter concrete and concrete block are both porous, as well. The best way to minimize
seepage in any foundation is to keep water away from the exterior.
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Conditions Change
Just because a basement/crawl space has not leaked significantly in the past does not mean it will never leak.
Conditions change. Foundations move. Gutters become blocked. Landscaping changes occur. Drought conditions
occur. Unusually heavy and or long-term rains occur. All of these are cause for possible basement seepage.

Mechanical Systems
Should none of the common corrections eliminate continued basement/crawl space seepage you may then need a
mechanical system added. Interior perimeter drain tile connected to a sump pump discharging to the exterior
should be the last resort to eliminate basement/crawl space seepage unless a guarantee is desired.

3. Exterior
Our inspection of the building exterior included a visual examination. Items are examined for defects, excessive wear, and general state of repair. Exterior
wood components are randomly probed. We do not probe everywhere. Varying degrees of exterior deterioration could exist in any component. Vegetation,
including trees, is examined only to the extent that it is affecting the structure.

Styles & Materials

WALL COVERINGS:
Vinyl Siding

WINDOWS:
Thermal Glazed Glass With
Vinyl Frames

EAVES & SOFFITS & FASCIA:
Closed Style Eaves With
Wood & Aluminum Soffit/Fascia

PORCHES:
Wood Porch
At Front
At Side
At Rear

DRAINAGE:
From The Center
Slope Is Minimal
And Away From The House

Inspection Items
Wall Coverings [Inspected]

The key to exterior maintenance is prevention of moisture penetration, best accomplished by spot tuck-pointing,
painting, caulking, and roofing repair as appropriate and necessary. Caulking the dissimilar materials around the
exterior doors, windows and all wall penetrations is recommended in keeping with good building practice.

Windows [Inspected]
The exterior of the window sills might not of been visible and the wood areas were not probed. Basement and
garage windows are not tested. Interior wall damage around windows is many times not visible and may exist
without being noted in this report. It is impossible to determine how the windows were installed and if they follow the
manufacturer's installation specification by merely a visible inspection. Monitor the window conditions and seal,
repair or replace items as necessary or as discovered in the future. Ask the seller about any history of water
leakage at the windows. Drainage planes are not verified or inspected as part of a visual inspection. They are
located behind the exterior cladding and are obviously not visible. Some exterior deterioration may be found during
a painting or cleaning process since some window sills were not fully visible either from the ground or at the interior
of the window when storms/screens are installed. Any window well drains are not tested/inspected.
If you notice condensation or cloudiness between two layers of thermal glass, you will know the window has a
broken seal. Glass replacement will restore original thermal efficiency. Broken seals in many cases are difficult to
see and can appear suddenly with a change in the weather. Check the windows/doors carefully during your pre-
closing walk through. BPG will not be responsible for broken seals noticed after this inspection. If you have broken
seals replaced at this time, have contractor check all windows/doors again and replace any additional broken seals
that might be discovered.
Review the exterior of all the windows periodically and ensure they are well sealed/caulked at the exterior. An
exhaustive review of the window caulking was not done as part of this inspection. Interior wall damage around
windows or water damaged to the windows is many times not visible and possibly exists without being noted in this
report. Any history of water leakage at the windows should be disclosed. It is impossible to determine how the
windows were installed and if they follow the manufacture's installation specification by merely a visible inspection.
Any window well drains are not tested/inspected.
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The windows were dirty which hindered our inspection for broken thermal seals. The windows were inspected as
best as possible. Have the windows cleaned then have a window contractor check the windows for any broken
thermal seals and replace/repair per their recommendations.
Observed a damaged window above kitchen that had been damaged. Recommend repair

Cracking plastic on window

Doors [Inspected]
Better weather-stripping always improves energy efficiency. We did not specifically check the door locks for
function, but recommend as a best security practice changing the locks after closing.
Entries not protected with a roof often leak at the trim joints and threshold surrounding the doorway during certain
weather conditions. Check these joints regularly and caulk and seal as necessary. Chronic leaks can cause wood
decay at the trim above the door and the bandboard/joists below the threshold. Concrete patio slabs can also move
because of frost action, creating a gap at the door threshold and possible wood decay. Monitor and seal as
needed. Adding storm doors may help, but an extended roof always provides the best protection against the
elements.

Eaves, Soffits & Fascia [Inspected]
From the ground the materials appear in typical condition.
Observed multiple areas on back porch that had rusting and evidence of previous moisture coming from weep
holes in siding and around lights and an excessive amount of wasp entering the lights where moisture was
suspected, also the roof above had more movement than any other area of the roof. These conditions usually point
to excessive moisture in this area, Also observed multiple areas of tape separation in dining room and more
evidence of previous moisture in the soffit above the back entry door and along the roof line on second floor with
more tape seapration and movement. All these areas were covered during the inspection and could not be
physically seen and investigated. At this point in the inspection the clients requested that we end inspection due to
what was found so far. Recommend these area be throughly investigated for cause of moisture and repaired
properly by a licensed contractor before closing.
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Touching siding

Porches [Inspected]
Front porch is in typical physical repair.

Drainage [Inspected]
Monitor the exterior perimeter during heavy rains and make any necessary corrections. Maintain drainage away
from the foundation at all points. Include attention to minor details in any future landscaping changes.
Any low and level areas next to the foundation could be a potential source of water accumulation at the exterior
foundation areas. Monitor and regrade as/if needed to slope drainage away from the foundation and discharge the
downspouts as far away from the house as possible. Poor exterior water management is the leading cause of frost
action against foundation walls. Frost action or soil expansion can then lead to foundation movement. Keep all
gutters clean and well adjusted. Keep downspouts attached and depositing water well away from the foundation. As
needed adjust surface slope to drain away from the foundation for at least six feet.

Drives [Inspected]
Periodic sealing of any joints and cracks is worthwhile maintenance.

Landscaping [Inspected]
Landscaping features are in generally good repair and the grounds tended typically for the area.

Walks & Patios [Inspected]
Monitor walks for tripping hazards.

4. Roofing
Our inspection of the readily accessible roof system included a visual examination to determine damage or material deterioration. We walk on the roof only
when is it safe to do so and is not likely to damage the roof materials. We look for evidence of roof system leaks and damage. We cannot predict when or if
a roof might leak in the future.

Styles & Materials

INSPECTED BY: MATERIAL: CHIMNEYS & VENTS:

Inspection Items
Roofing [Inspected]

Specific prediction of future performance or the occurrence of isolated leaks is not possible. Service life of
composite roofing shingles can range from 12 to 17 years depending on sun exposure, quality of shingles and other
variables. We can't determine Insurability of the roof by homeowner insurance.
The roof inspection is a visual inspection per our inspection standards. Our best efforts were applied but it's
possible that leaks could develop soon after this inspection or, possibly be present during the inspection and go
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undetected. Visible stains were evaluated as best as possible, as current or inactive. BPG will not be liable for
future roof leaks when the visual inspection revealed no obvious defects. Determination of insurability of roof is
not within the scope of our inspection.

Observed a area on back of home that had more movement than any other area of the home with evidence of
moisture below. Recommend these areas be addressed by licensed roofing contractor.
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Flashings [Inspected]
Flashing areas are vulnerable to leaks and were checked as best as possible. Concealed flashing is not visible for
inspection, such as at roof rakes and other enclosed areas. It was not possible to see if flashing is installed at all
needed areas or if it is installed correctly.
Examine vulnerable flashing annually for maintenance requirements. It is best to install new flashing along with a
new roof installation.

Gutters [Inspected]
The slope of the gutters was not evaluated, monitor and adjust as necessary. The gutters were visually reviewed
only. Gutters might be clogged or even overflow during rains which will require cleaning/service/repair. Any
underground downspout sections were not inspected/tested.
Expect typical gutter maintenance in the future. Clean the gutters, downspouts and any underground sections as
necessary. Re-nail or add additional hangers to maintain good slope and properly secured gutters. Caulk joints
when leaks occur. When applicable, adjust splash blocks and surface drainage so water flows away from the
foundation.

Chimney & Vents [Inspected]
Future maintenance of chimney tops is important to prevent deterioration. Tuckpoint brick chimneys as/when
needed. Maintain chimney cap and paint/repair/service chimney tops annually.

Prepared Using HomeGauge http://www.homegauge.com : Licensed To BPG Inspection, LLC
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