Planning Staff Report to
Design Review Board - Neighborhood
August 12, 2022
for the September 1, 2022 Public Hearing
Docket Number:

UH 22-547

Applicant:

Luke Sims

Property Owner:

Nycole Bares, Northway Real Estate Co. LLC

Property Location:

215 W. Earle St.

Tax Map Number:

000800-04-00700

Zoning:

R-6, Single-Family Residential District; Col. Elias Earle POD

Proposal:

UNREASONABLE HARDSHIP REQUEST FOR DEMOLITION
OF EXISTING SINGLE-FAMILY HOME

Staff Recommendation:

Denial

Applicable Sections of the City of Greenville Code of Ordinances:
Sec. 19-2.3.8 Certificate of Appropriateness
Sec. 19-4.4 Accessory uses and structures
Sec. 19-5.2 Definitions/measurement
Sec. 19-6.9 Single-family residential infill standards
Application Request:
The applicant proposes to demolish the existing duplex, located at 215 W. Earle Street. The
subject property is located within the National and Local Historic Col. Elias Earle Preservation
Overlay District and was constructed c.1905, as documented in the City of Greenville’s Historic
Survey list. The existing home
is listed as a contributing
structure to the National
Historic Register. The 1920
Sanborn Map records the
existing home as shown. Note
that addressing at the time
started with the 100 block west
of Main Street, while today
addressing starts with the 000
block, therefor 215 West Earle
is shown as 315 West Earle in
the Sanborn Map:
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Application History:
A certificate of appropriateness was approved with conditions at the June 3rd, 2021 Design Review
Board meeting for retroactive approval of unauthorized demolition of a garage/shed (CA 21-159)
and the construction of a new garage as well as proposed renovations to the existing structure at
215 West Earle Street (CA 21-159). The proposed renovations were to include an addition to the
rear of the home, replacement of windows, replacement of doors, painting, and the uncovering of
and repairs to wood siding. A certificate of appropriateness application was submitted in January
of 2022 to demo and build new, stating that a structural engineer deemed the intended
renovations to be too costly. The January application was withdrawn prior to the Design Review
Board meeting.

Staff Analysis:
Per the Land Management Ordinance, no building within a Preservation Overlay district may be
demolished without first receiving an unreasonable hardship exemption for demolition by the
Design Review Board. When considering a proposal for demolition, the Design Review Board
shall consider the following:
1.

The historic or architectural significance of the structure.
The existing house is a one-story, hipped-roof home, with a large front porch
spanning the front façade and symmetrical gabled dormers. The residence has
seen a series of modifications over time, including conversion from single family to
a duplex, a rear addition and the truncation of two chimneys above the roof line.
The most recent proposal for renovations that was approved by the Design Review
Board in June of 2021 involved converting the structure back to its original state
as a single-family home, since the re-establishment of the duplex use is no longer
allowed per the Land Management Ordinance. The home is included within the
locally designated Col. Elias Earle Preservation Overlay District and within
the National Historic District. The survey card for the property notes the
structure as contributing to the National Historic Register.

2.

The importance of the structure to the integrity and character of the district.
The home is located in between 211 West Earle Street, which has been approved
for demolition upon design approval of a new proposed home, and the parking lot
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of Earle Street Baptist Church. Staff notes that all seven (7) homes, on the south
side of the “200” block of W. Earle Street, are historic homes constructed within
the first quarter of the 20th Century. As an identified contributing structure to
the National Historic Register, demolition of the structure would constitute a
loss of city history as well as pose a threat to the overall integrity of the
nationally recognized Historic District fabric.
3.

The difficulty or impossibility of reproducing such a structure because of its design,
material, detail or unique location.
It is not feasible to effectively reproduce a structure that is listed as contributing to
a national historic preservation district. Despite its state of disrepair, the
removal of the structure could cause a loss to the integrity of the Colonel
Elias Earle Historic District as a whole.

4.

Whether the building is one of the last remaining examples of its kind in the
neighborhood, the city, the region, the state, or the nation.
The home is considered to be a contributing structure to the National Historic
District. As such, the structure carries architectural value to the district that, if lost,
could not be reconstructed. However, staff notes that the architectural style of
the structure is not particularly unique.

5.

Whether reasonable measures can be taken to save the structure from further
deterioration, neglect, or collapse.
As noted by the applicant’s inspections, the home requires extensive
interior, exterior, and foundational repair due to years of neglect.

6.

Evidence presented by the applicant proving unreasonable hardship.
The applicant states an estimated restoration and repair cost of $415,250; existing
home purchase cost of $337,500; the total to repair therefore being $762,750.
The applicant’s estimated cost of demolition is $10,500; construction of new house
$586,250; existing home purchase cost of $337,500; the total to rebuild
therefore being $934,250.
The cost to restore is less than the cost to demo and rebuild. However, the
sale price of the restored house is less than the potential sale price of a new twostory home. The former resulting in financial loss, the latter in profit, assuming an
identical square footage sales price.

Existing Structure Inspection Reports and Cost Estimates
As required in Design Guideline HR.25, an inspection was conducted by Sam Lane Home
Inspections on January 29th, 2022. The report is provided within the application packet. The report
summary cites the following deficiencies which affect the habituality of the dwelling:
•
•
•
•
•

The roof covering must be replaced.
The original siding must be repaired or replaced.
All exterior doors and windows must be replaced.
The porch is sagging due to water damage and likely needs to be replaced.
Both sets of stairs have deteriorated and must be replaced.
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•
•
•
•
•
•
•
•
•
•

The ground on the right side of the house must be filled to keep water from entering the
crawl space.
Most of the hardwood floors have deteriorated. Remaining floor boards must be replaced.
The entire wall structure in the front, right, and center rooms must be completely replaced
due to water and termite damage.
The exterior piers are deteriorating and must be replaced, which will likely lead to the need
to replace the wall.
There is a pit in the crawl space that must be filled in due to exposing the foundation wall
below the footings of the piers and causing them to become unstable.
The floor structure in the front and center rooms on the right side of the home must be
completely replaced.
There is no functional plumbing system.
There is no functional electrical system.
There is no functional HVAC or ductwork.
All chimneys are deteriorated and must be removed. The top of one chimney has been
removed.

In addition to the reports provided by the applicant, City of Greenville Building Codes viewed the
property and noted that significant sections of the interior of the structure have been demolished
down to bare walls and noted the following deficiencies:
•
•
•
•

Interior ceiling joists and rafters have been removed, potential for collapse
Portions of floor and floor joists have been removed
Evidence of fire appears to have damaged remaining floor joists and wall studs
Evidence of termite damage

The following responses were received by the applicant in relation to the Unreasonable Hardship
Standards:
1. Describe the exceptional conditions and unreasonable circumstances relevant to
the subject property which do not generally apply to other properties in the district.
“Unfortunately, the existing structure has been neglected for years & beyond repair. If
renovated, the entire floor structure and large sections of exterior walls would need to
be demolition (sic) to provide access to new foundations & piers. The existing structure
lacks any exterior sheathing. Per the structural report, exterior sheathing is required to
meet the sheer requirements to extend the life of the home.”
2. Describe the ways in which application of the standards required for a certificate of
appropriateness effectively prohibits or unreasonably restricts the utilization of the
property and results in an unreasonable hardship.
“The home should not be occupied without the proper structural reinforcement as
described in the attached structural report and response to question #1.”
3. Describe the ways in which the granting of an unreasonable hardship exemption
would be the minimum action that would make possible the reasonable use of the
land or structure that is not contrary to the purpose and intent of the approved
guidelines in the district.
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“If granted the unjust hardship & permitted to demolition the existing structure, a new
single-family home would be constructed in its place. The design for the new home will
fit within the architectural fabric of the Col. Earle Historic District.”
4. Describe the ways in which the granting of an unreasonable hardship exemption
would be consistent with the intent of the provisions of Section 19-2.3.8(C),
Standards.
“The intent of the provisions references state that the replacement shall enhance the
character, harmony, & economic health of the community. The current structure has
been beyond repair for many years & continues to be an eyesore on West Earle Street.
While unfortunate that the existing structure is beyond repair, the applicant submitted a
design that will add to the character of the neighborhood & bring life back to the
property.”
Summary:
Staff provides the following summary of findings:
•
•
•
•

The existing structure at 215 West Earle Street is listed by the National Register as a
contributing structure to the Colonel Elias Earle Preservation Overlay District, which is
itself on the National Register for historic districts.
Based on engineer reports and building codes review, the structure is in a considerable
state of disrepair.
Proper due diligence of the property prior to purchase would have shown the current state
of the property, its historic significance, and local guidelines regarding historic properties.
The City’s Special Tax Assessment program for Rehabilitated Historic Properties is in
place for the purpose of providing support to property owners to encourage repair when
demolition would otherwise be preferred.

Staff concludes that although the structure is in a considerable state of disrepair, the removal of
the structure may set a precedent, thus impacting the federally recognized historic status of the
district as a whole. Additionally, the purchase and demolition of neglected properties removes
these properties from the market of potential rehabilitation efforts and sets a poor precedent for
purposefully allowing properties to fall into disrepair to avoid rehab costs. Staff would remind
applicant that the City has a Special Tax Assessment program for Rehabilitated Historic
Properties in place to assist in rehab costs.
Given these facts staff is recommending denial of UH 22-547.
Staff Recommendation: Denial

Relevant Code Provisions:
Section 19-2.3.8 – Certificate of Appropriateness
(E)
Standards.
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Demolition. The demolition of structures in a preservation overlay (PO) district or
certain buildings in the C-4 district may constitute an irreplaceable loss to the
quality and character of the city. Absent an imminent threat to public safety as
determined by the property maintenance administrator, no building in a PO district
or on the list of "Protected Structures in the C-4 District" may demolished without
first receiving a certificate of appropriateness for demolition by the appropriate
DRP. The list of "Protected Structures in the C-4 District" shall be approved by
council and maintained by the administrator. To qualify for the list, the structure
must meet at least one of the following criteria:
(a) Be a noteworthy representation of the design attributes promoted by the
applicable guidelines;
(b) Be designed by a nationally or regionally recognized architect;
(c) Be a historically significant structure;
(d) Have remarkably distinctive design features; or
(e) Be part of a group of buildings that, together, contribute to the established
streetscape. The DRP, in considering an application for demolition of a
building in a PO district or on the list of "Protected Structures in the C-4
District," shall be guided by balancing the contribution of the particular
structure to the character of the district against the design merits of the
proposed replacement project. In particular, the DRP shall consider the
following:
1. The historic or architectural significance of the structure.
2. The importance of the structure to the integrity and character of the
district.
3. The difficulty or impossibility of reproducing such a structure because
of its design, material, detail or unique location.
4. Whether the building is one of the last remaining examples of its kind
in the neighborhood, the city, the region, the state, or the nation.
5. Whether reasonable measures can be taken to save the structure
from further deterioration, neglect, or collapse.
6. Evidence presented by the applicant proving unreasonable hardship.
7. The merit of the proposed replacement project in enhancing the
character, harmony, and economic health of the community.
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Application #_____________________ Fees Paid ______________
Date Received:_____________ Accepted by __________________
Date deemed complete ____________ App Deny Conditions

Application For An
Unreasonable Hardship Exemption –
Design Review Board
(Urban Design Panel/Neighborhood Design Panel)
Applicant/Owner Information
Applicant

Property Owner

NAME:

Luke Sims
_____________________________

Nycole Bares, Northway Real Estate Co. LLC
_____________________________

ADDRESS:

53 Endel St.
_____________________________

604 Old Williamston Rd
_____________________________

Greenville, SC 29611
_____________________________

Greenville, SC 29673
_____________________________

PHONE:

_____________________________
864.395.2848

_____________________________
864.867.8804

FAX:

_____________________________

_____________________________

EMAIL:

luke.sims@gmail.com
_____________________________

_____________________________
nycole.bares@gmail.com

Property Information
215 W. Earle St.
Greenville, SC 29609
STREET ADDRESS:______________________
___
DEED BOOK/PAGE_____________

008000400700
TAX PARCEL #:_____________________________

R6
ZONING DESIGNATION:_________

Col. E. Earle
HISTORIC DISTRICT OVERLAY?_______________

Yes
NATIONAL REGISTER?____________

CA21-159
COA # APPROVED___________________________

COA # DENIED_________________

Description Of Request
_____________________________________________________________________________
_____________________________________________________________________________
This application is for the demolition of the current home located at 215 W. Earle Street. This
_____________________________________________________________________________
property was originally planned to be renovated and added onto. However, after further
_____________________________________________________________________________
investigation, the structural engineers, Royal Engineering Incorporated have determined that
_____________________________________________________________________________
the original structure is beyond salvage. Their detailed report is attached to this application.
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________

Instructions
1. The application and fee, made payable to the City of Greenville, must be received by the
planning and development office no later than 5:00 pm of the date reflected on the attached
schedule.
2. See Section 19-2.3.8(h), Unreasonable Hardship Exemption, for additional information; you
may attach a separate sheet addressing these questions.
3. You must attach one (1) complete set of scaled drawings of the property that reflects, at a
minimum, the information reflected on page 4. Drawings must be drawn at an appropriate scale,
such as 1”=20’ or ¼”=1’, etc. In addition, you must address the requirements of Section 192.3.8(h)(2), Unreasonable Hardship Standards, as reflected on page 3 of this application. The
commission may request additional information at any time to fully understand the proposal.
Items submitted to the commission become the property of the city and will not be returned.
4. You must attach the required application fee:
a. Commercial - $300.00
c. Single-family residential - $150.00
b. Signs - $150.00
d. Other - $300.00
5. The administrator will review the application for “sufficiency” pursuant to Section 19-2.2.6,
Determination of Sufficiency, prior to placing the application on the Design Review Board
agenda. If the application is determined to be “insufficient”, the administrator will contact the
applicant to request that the applicant resolve the deficiencies. You are encouraged to schedule
an application conference with a planner, who will review your application for “sufficiency” at the
time it is submitted. Call (864) 467-4476 to schedule an appointment.

6. You must post the subject property at least 15 days (but not more than 18 days) prior to the
scheduled hearing date.

x
________signs
are acknowledged as received by the applicant

_______________________________.
7. The applicant and property owner affirm that all information submitted with this application; including
any/all supplemental information is true and correct to the best of their knowledge and they have provided
full disclosure of the relevant facts.
In addition, the applicant and property owner affirm that the tract or parcel of land subject of this application
is, or is not, restricted by any recorded covenant that is contrary to, conflicts with, or prohibits, the requested
activity.
If the Planning Office has actual notice* that a restrictive covenant* is contrary to, conflicts with, or prohibits
the requested activity, the office must not issue the permit unless the Office receives confirmation from the
applicant that the restrictive covenant has been released by action of the appropriate authority, property
holders, or by court order.
To that end, the applicant hereby affirms that the tract or parcel of land subject of the attached application is
______ or is not _____ restricted by any recorded covenant that is contrary to, conflicts with, or prohibits the
requested activity.
_______________________________________________________

APPLICANT

07.31.2022
________________________________________________________

DATE

________________________________________________________

PROPERTY OWNER

07.31.2022
________________________________________________________

DATE

Unreasonable Hardship Standards
1. Describe the exceptional conditions and unreasonable circumstances relevant to the subject
property which do not generally apply to other properties in the district.

Unfortunately, the existing structure has been neglected for years & beyond repair. If
_____________________________________________________________________________
renovated, the entire floor structure and large sections of exterior walls would need to be
_____________________________________________________________________________
demolition to provide access to new foundations & piers. The existing structure lacks any
_____________________________________________________________________________
exterior sheathing. Per the structural report, exterior sheathing is required to meet the sheer
_____________________________________________________________________________
requirements to extend the life of the home.
_____________________________________________________________________________.
2. Describe the ways in which application of the standards required for a certificate of
appropriateness effectively prohibits or unreasonably restricts the utilization of the property and
results in an unreasonable hardship.

The home should not be occupied without the proper structural reinforcement as described in
_____________________________________________________________________________
the attached structural report and response to question #1.
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________.
3. Describe the ways in which the granting of an unreasonable hardship exemption would be the
minimum action that would make possible the reasonable use of the land or structure that is not
contrary to the purpose and intent of the approved guidelines for the district.

If granted the unjust hardship & permitted to demolition the existing structure, a new
_____________________________________________________________________________
single-family home would be constructed in its place. The design for the new home will fit
_____________________________________________________________________________
within the architectural fabric of the Col. Earle Historic District.
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________.
4. Describe the ways in which the granting of an unreasonable hardship exemption would be
consistent with the intent of the provisions of Section 19-2.3.8(E), Standards.

The intent of the provisions referenced state that the replacement shall enhance the
_________________________________________________________________________________________________
character, harmony, & economic health of the community. The current structure has been
_________________________________________________________________________________________________
_________________________________________________________________________________________________
beyond repair for many years & continues to be an eyesore on West Earle Street. While
_________________________________________________________________________________________________
unfortunate that the existing structure is beyond repair, the applicant submitted a design that
_________________________________________________________________________________________________
will add to the character of the neighborhood & bring life back to the property.

Plan Requirements

Application documents must be submitted as one (1) hard copy
and, for DRB review, a digital copy in pdf format.
A. For Construction of a New Building or Structure and an Addition to an Existing Building or
Structure:
____ 1. Site Plan, indicating the extent of the proposal and its relationship to any existing structures on the
property and neighboring properties, as well as the relationship to property lines.
____ 2. Building elevations for all sides. Drawings for additions should illustrate the relationship to the
existing structure. In commercial districts, drawings should show the relationship to buildings on the
property and adjacent lots.
____ 3. Fully labeled color photographs of the property, with detailed photos of any existing elements that
you wish to change.
____ 4. A list of proposed materials and colors, including manufacturer’s specifications. Actual material and
color must be presented at the public hearing. Paint samples will not be returned to the applicant.
____ 5. Cut sheets or other information, illustrating the design and type of lighting and other details.
____ 6. Other information needed to clearly illustrate your request such as labeled photos of existing
elements that you wish to imitate from the subject property or any other property.
B. For Alteration of an Existing Building or Structure:
____ 1. Scaled drawings indicating the extent of the proposed alteration.
____ 2. Fully labeled color photographs of the property, with detailed photos of any existing elements that
you wish to change.
____ 3. A list of proposed materials and colors, including manufacturer’s specifications. Actual material and
color must be presented at the public hearing. Paint samples will not be returned to the applicant.
____ 4. Other information needed to best illustrate your request such as labeled photos of existing elements
that you wish to imitate from the subject property or any other property.
C. For Demolition or Relocation of an Existing Building or Structure:
____ 1. A written narrative indicating the reason for demolition or relocation and what steps have been
taken to remedy the situation. If the reasons are structural reasons a technical report prepared by
an engineer or architect must be submitted.
____ 2. If the structure is less than 50 years old and located in the Central Business District, submit
documentation of its age
____ 3. Documentation on the costs of rehabilitation and forecast of possible economic return.
____ 4. Photographs of the property and surrounding properties, 1 color set, fully labeled.
____ 5. Site plan and or building plans for post demolition, including a time frame for development.
Site Design, Parking, Plazas, Landscape:
____ 1. Site Plan, indicating the extent of the proposal and its relationship to any existing structures on the
property, streets, public property, and any structures on immediate adjacent lots.
____ 2. Landscape plan, indicating species and planting sizes, irrigation, lighting location and detail,
hardscape materials and colors.
____ 3. Photographs of the property and surrounding properties, 1 color set, fully labeled.
____ 4. Cut sheets or other information, illustrating the design and type of lighting or details to better
illustrate your request.
Signs:
____ 1. Scaled drawings for proposed signs.
___a. Drawings for wall signs should include a scaled drawing of the façade on which the signs will be
placed.
___b. For free-standing signs, a site plan must include the location of signs and the relationship to
existing building and other site features on the property.
____ 2. Photographs of the property and surrounding properties, 1 color set, fully labeled.
____ 3. A list of proposed materials and colors, including manufacturer’s specifications. Actual material and
color must be presented at the public hearing. Paint samples will not be returned to the applicant.
____ 4. Cut sheets or other information, illustrating the design and type of lighting, if any.
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NOTES:
1. REFERENCE:
A) DEED DATED FEBRUARY 15, 2021, RECORDED IN DEED BOOK 2616, PAGE 4717 IN THE
R.O.D. OFFICE OF GREENVILLE COUNTY.
2. THE PROFESSIONAL SURVEYOR HAS MADE NO INVESTIGATION OR INDEPENDENT SEARCH
FOR EASEMENTS OF RECORD, ENCUMBRANCES, RESTRICTIVE COVENANTS, OWNERSHIP
OR ANY OTHER FACTS THAT AN ACCURATE AND CURRENT TITLE SEARCH MAY DISCLOSE.
3. SUBSURFACE AND ENVIRONMENTAL CONDITIONS WERE NOT SURVEYED OR EXAMINED OR
CONSIDERED AS PART OF THIS SURVEY. NO EVIDENCE OR STATEMENT IS MADE
CONCERNING THE EXISTENCE OF UNDERGROUND OR OVERHEAD CONDITIONS,
CONTAINERS OR FACILITIES THAT MAY EFFECT THE USE OR DEVELOPMENT OF THIS
PROPERTY.
4. THIS PROPERTY IS SUBJECT TO ANY AND ALL EASEMENTS, RIGHTS OF WAY AND/OR
RESTRICTIONS OF RECORD OR NOT OF RECORD.
5. THIS PARCEL IS NOT IN A DESIGNATED FLOOD HAZARD AREA.
6. THIS PLAT IS NOT A SUBDIVISION AS DEFINED IN THE CITY OF GREENVILLE.
7. EXEMPTION FROM REVIEW PROCESS:
THIS PLAT IS EXEMPT FROM THE REVIEW PROCESS. THIS PLAT IS A RESURVEY OF AN
EXISTING LOT OF RECORD WITH NO CHANGE TO EXISTING LOT LINES.

35 OELAND DRIVE, GREENVILLE, SC 29609
Phone: 864-335-8995
www.hmsurveying.com

SITE PLAN FOR

TIM KEARNS
215 WEST EARLE STREET
GREENVILLE, SC 29609
CITY OF GREENVILLE

GREENVILLE COUNTY

DATE: 3/05/2021

PROJECT #21-058

SCALE: 1" = 30'

TMS# 0008000400700

JAY C. HIPP, PLS REG. #29115

Inspection Report
Tim Kearns
Property Address:
215 West Earle St.
Greenville SC

Sam Lane Home Inspections
Sam Lane
103 Perry Hill Rd , Easley SC 29640 864-508-4631
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Kearns

Table of Contents
Cover Page .................................................................1
Table of Contents........................................................2
Intro Page ...................................................................3
1 Roofing.....................................................................4
2 Exterior.....................................................................5
3 Interiors ....................................................................9
4 Structural Components ..........................................10
5 Plumbing System ...................................................15
6 Electrical System ...................................................16
7 Heating / Central Air Conditioning..........................18
8 Insulation and Ventilation.......................................21
9 Built-In Kitchen Appliances ....................................22
Summary...................................................................23
Invoice.......................................................................34

215 West Earle St.

Page 2 of 34

Sam Lane Home Inspections
Date: 1/29/2022
Property:
215 West Earle St.
Greenville SC

Kearns
Time:
Customer:
Tim Kearns

Report ID: kearsn 1-29-22 2
Real Estate Professional:

Comment Key or Definitions
The following definitions of comment descriptions represent this inspection report. All comments by the inspector should be
considered before purchasing this home. Any recommendations by the inspector to repair or replace suggests a second
opinion or further inspection by a qualified contractor. All costs associated with further inspection fees and repair or
replacement of item, component or unit should be considered before you purchase the property.
Inspected (IN) = I visually observed the item, component or unit and if no other comments were made then it appeared to be
functioning as intended allowing for normal wear and tear.
Not Inspected (NI)= I did not inspect this item, component or unit and made no representations of whether or not it was
functioning as intended and will state a reason for not inspecting.
Not Present (NP) = This item, component or unit is not in this home or building.
Repair or Replace (RR) = The item, component or unit is not functioning as intended, or needs further inspection by a
qualified contractor. Items, components or units that can be repaired to satisfactory condition may not need replacement.
In Attendance:

Type of building:

Approximate age of building:

Vacant (inspector only)

Single Family (1 story)

over 90 years

Temperature:

Weather:

Ground/Soil surface condition:

Below 60 (F) = 15.5 (C)

Clear

Damp

Rain in last 3 days:

Radon Test:

Yes

No
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Sam Lane Home Inspections

Kearns

1. Roofing
The home inspector shall observe: Roof covering; Roof drainage systems; Flashings; Skylights, chimneys, and roof penetrations; and Signs of' leaks or
abnormal condensation on building components. The home inspector shall: Describe the type of roof covering materials; and Report the methods used to
observe the roofing. The home inspector is not required to: Walk on the roofing; or Observe attached accessories including but not limited to solar systems,
antennae, and lightning arrestors.

Styles & Materials
Roof Covering:
3-Tab fiberglass

Viewed roof covering from:
Ground

Chimney (exterior):
Brick
unused.
IN

NI

NP

•

1.0 Roof Coverings
1.1 Flashings

•

1.2 Skylights, Chimneys and Roof Penetrations

•

1.3 Roof Drainage Systems

•

IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

RR

IN

NI

NP

RR

Comments:
1.0 The roof covering is old, and the life of covering has expired. The covering does need to be replaced.

1.0 Item 1(Picture)
The roof of the home was inspected and reported on with the above information. While the inspector makes every effort to find all areas of concern, some
areas can go unnoticed. Roof coverings and skylights can appear to be leak proof during inspection and weather conditions. Our inspection makes an
attempt to find a leak but sometimes cannot. Please be aware that the inspector has your best interest in mind. Any repair items mentioned in this report
should be considered before purchase. It is recommended that qualified contractors be used in your further inspection or repair issues as it relates to the
comments in this inspection report.
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2. Exterior
The home inspector shall observe: Wall cladding, flashings, and trim; Entryway doors and a representative number of windows; Garage door operators;
Decks, balconies, stoops, steps, areaways, porches and applicable railings; Eaves, soffits, and fascias; and Vegetation, grading, drainage, driveways,
patios, walkways, and retaining walls with respect to their effect on the condition of the building. The home inspector shall: Describe wall cladding materials;
Operate all entryway doors and a representative number of windows; Operate garage doors manually or by using permanently installed controls for any
garage door operator; Report whether or not any garage door operator will automatically reverse or stop when meeting reasonable resistance during
closing; and Probe exterior wood components where deterioration is suspected. The home inspector is not required to observe: Storm windows, storm
doors, screening, shutters, awnings, and similar seasonal accessories; Fences; Presence of safety glazing in doors and windows; Garage door operator
remote control transmitters; Geological conditions; Soil conditions; Recreational facilities (including spas, saunas, steam baths, swimming pools, tennis
courts, playground equipment, and other exercise, entertainment, or athletic facilities); Detached buildings or structures; or Presence or condition of buried
fuel storage tanks. The home inspector is not required to: Move personal items, panels, furniture, equipment, plant life, soil, snow, ice or debris that
obstructs access or visibility.

Styles & Materials
Siding Style:
Lap
Appurtenance:
Covered porch

Siding Material:

Exterior Entry Doors:

Wood

Wood

Driveway:
Dirt

Steps
IN

NI

NP

RR

2.0 Wall Cladding Flashing and Trim

•

2.1 Doors (Exterior)

•

2.2 Windows

•

2.3 Decks, Balconies, Stoops, Steps, Areaways, Porches, Patio/Cover and Applicable Railings

•

2.4

Vegetation, Grading, Drainage, Driveways, Patio Floor, Walkways and Retaining Walls (With respect to their
effect on the condition of the building)

IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

•
IN

NI

NP

RR

Comments:
2.0 There are a good many areas the original siding is damaged . It may all need to be removed to repair the structure.

2.0 Item 1(Picture)

215 West Earle St.

2.0 Item 2(Picture)
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2.0 Item 3(Picture)
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2.0 Item 4(Picture)

2.0 Item 5(Picture)
2.1 All exterior doors need to be replaced
2.2 Al windows are old and damaged and need to be replaced

2.2 Item 1(Picture)

215 West Earle St.

2.2 Item 2(Picture)
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2.3 (1) Most of the front porch structure is covered. With the water that is dripping out of the roof and the way the porch is
sagging there is a good possibility the front porch will need to be replaced. There has also been incorrect use of materials

2.3 Item 1(Picture)

2.3 Item 2(Picture)

2.3 Item 3(Picture)

2.3 Item 4(Picture)

2.3 Item 5(Picture)

2.3 Item 6(Picture)
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Page 7 of 34

Sam Lane Home Inspections

Kearns

2.3 (2) Both sets of stairs at rear are deteriorated and need to be replaced.

2.3 Item 7(Picture)
2.4 The ground on the right side of house will need filling to help keep water out of the crawl.

2.4 Item 1(Picture)
The exterior of the home was inspected and reported on with the above information. While the inspector makes every effort to find all areas of concern,
some areas can go unnoticed. Please be aware that the inspector has your best interest in mind. Any repair items mentioned in this report should be
considered before purchase. It is recommended that qualified contractors be used in your further inspection or repair issues as it relates to the comments in
this inspection report.
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3. Interiors
The home inspector shall observe: Walls, ceiling, and floors; Steps, stairways, balconies, and railings; Counters and a representative number of installed
cabinets; and A representative number of doors and windows. The home inspector shall: Operate a representative number of windows and interior doors;
and Report signs of abnormal or harmful water penetration into the building or signs of abnormal or harmful condensation on building components. The
home inspector is not required to observe: Paint, wallpaper, and other finish treatments on the interior walls, ceilings, and floors; Carpeting; or Draperies,
blinds, or other window treatments.

Styles & Materials
Ceiling Materials:
Unfinished

Wall Material:

Floor Covering(s):

Unfinshed

Unfinished

Window Types:
AGED
wood
IN

NI

NP

3.0 Ceilings

•

3.1 Walls

•
•

3.2 Floors
3.3 Steps, Stairways, Balconies and Railings

•

3.4 Counters and Cabinets (representative number)

•

3.5 Doors (representative number)

•
•

3.6 Windows (representative number)
IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

RR

IN

NI

NP

RR

Comments:
3.1 There is no interior walls , doors or trim that is in the house. Just wall studs .

3.1 Item 1(Picture)
3.2 What's left of the hardwood floors will need to be replaced.
The interior of the home was inspected and reported on with the above information. While the inspector makes every effort to find all areas of concern,
some areas can go unnoticed. The inspection did not involve moving furniture and inspecting behind furniture, area rugs or areas obstructed from view.
Please be aware that the inspector has your best interest in mind. Any repair items mentioned in this report should be considered before purchase. It is
recommended that qualified contractors be used in your further inspection or repair issues as it relates to the comments in this inspection report.
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4. Structural Components
The Home Inspector shall observe structural components including foundations, floors, walls, columns or piers, ceilings and roof. The home inspector shall
describe the type of Foundation, floor structure, wall structure, columns or piers, ceiling structure, roof structure. The home inspector shall: Probe structural
components where deterioration is suspected; Enter under floor crawl spaces, basements, and attic spaces except when access is obstructed, when entry
could damage the property, or when dangerous or adverse situations are suspected; Report the methods used to observe under floor crawl spaces and
attics; and Report signs of abnormal or harmful water penetration into the building or signs of abnormal or harmful condensation on building components.
The home inspector is not required to: Enter any area or perform any procedure that may damage the property or its components or be dangerous to or
adversely effect the health of the home inspector or other persons.

Styles & Materials
Foundation:

Method used to observe Crawlspace:

Brick

Crawled

Floor Structure:
2X8

Obstructed
Limited access
Wall Structure:

Columns or Piers:

2 X 4 Wood

Brick piers

Ceiling Structure:
2X4
2X6

Roof Structure:

Roof-Type:

2 X 6 Rafters

Hip

Method used to observe attic:
No attic
IN

4.0

Foundations, Basement and Crawlspace (Report signs of abnormal or harmful water penetration into the
building or signs of abnormal or harmful condensation on building components.)

NI

NP

RR

•

4.1 Walls (Structural)

•

4.2 Columns or Piers

•

4.3 Floors (Structural)

•

4.4 Ceilings (Structural)

•
•

4.5 Roof Structure and Attic
IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

IN

NI

NP

RR

Comments:

215 West Earle St.
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4.0 Water has damaged the structure of the house in multiple areas.
4.1 The wall structure in the front right and center rooms is damaged from water and termites. Ir will need to be completely
replaced . Some of the front wall in the room will also be need to be replaced. There are some small areas of the structure in
various places that will also needed repair

4.1 Item 1(Picture)

4.1 Item 2(Picture)

4.1 Item 3(Picture)

4.1 Item 4(Picture)

215 West Earle St.
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4.2 (1) The house was originally built on piers with no foundation wall. I believe the wall supports no load . The exterior piers
are deteriorating and may need to be replaced . With this repair the wall may also need to be replaced. The internal piers
appear in good shape but should be examined to make sure they are stable.

4.2 Item 1(Picture)

4.2 Item 2(Picture)

4.2 (2) The pit in the crawl at rear needs to be filled in . It has exposed the foundation wall below the footings of the piers and
this makes them unstable

4.2 Item 3(Picture)

215 West Earle St.
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4.2 Item 4(Picture)
4.3 The floor structure in the front and center rooms on the right will need to be completely replaced. The are other small
areas that will also need repair.

4.3 Item 1(Picture)

215 West Earle St.
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4.3 Item 3(Picture)

4.3 Item 4(Picture)

4.3 Item 5(Picture)

4.3 Item 6(Picture)

4.5 For the most part the roof structure is in good shape. There are some small areas that have damage but should be able
to be repaired. The last time shingles were installed OSB was used to cover the roof .

4.5 Item 1(Picture)

4.5 Item 2(Picture)

The structure of the home was inspected and reported on with the above information. While the inspector makes every effort to find all areas of concern,
some areas can go unnoticed. Please be aware that the inspector has your best interest in mind. Any repair items mentioned in this report should be
considered before purchase. It is recommended that qualified contractors be used in your further inspection or repair issues as it relates to the comments in
this inspection report.

215 West Earle St.
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5. Plumbing System
The home inspector shall observe: Interior water supply and distribution system, including: piping materials, supports, and insulation; fixtures and faucets;
functional flow; leaks; and cross connections; Interior drain, waste, and vent system, including: traps; drain, waste, and vent piping; piping supports and pipe
insulation; leaks; and functional drainage; Hot water systems including: water heating equipment; normal operating controls; automatic safety controls; and
chimneys, flues, and vents; Fuel storage and distribution systems including: interior fuel storage equipment, supply piping, venting, and supports; leaks; and
Sump pumps. The home inspector shall describe: Water supply and distribution piping materials; Drain, waste, and vent piping materials; Water heating
equipment; and Location of main water supply shutoff device. The home inspector shall operate all plumbing fixtures, including their faucets and all exterior
faucets attached to the house, except where the flow end of the faucet is connected to an appliance. The home inspector is not required to: State the
effectiveness of anti-siphon devices; Determine whether water supply and waste disposal systems are public or private; Operate automatic safety controls;
Operate any valve except water closet flush valves, fixture faucets, and hose faucets; Observe: Water conditioning systems; Fire and lawn sprinkler
systems; On-site water supply quantity and quality; On-site waste disposal systems; Foundation irrigation systems; Spas, except as to functional flow and
functional drainage; Swimming pools; Solar water heating equipment; or Observe the system for proper sizing, design, or use of proper materials.

Styles & Materials
Water Source:
Public

Plumbing Water Supply (into home):
Not visible

Plumbing Waste:
unknown.
IN

NI

NP

5.0 Plumbing Drain, Waste and Vent Systems

•

5.1 Plumbing Water Supply, Distribution System and Fixtures

•

5.2 Hot Water Systems, Controls, Chimneys, Flues and Vents

•

5.3 Main Water Shut-off Device (Describe location)

•

5.4 Fuel Storage and Distribution Systems (Interior fuel storage, piping, venting, supports, leaks)

•

5.5 Main Fuel Shut-off (Describe Location)

•

5.6 Sump Pump

•

IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

IN

NI

NP

RR

RR

Comments:
5.0 There is no functional plumbing system
The plumbing in the home was inspected and reported on with the above information. While the inspector makes every effort to find all areas of concern,
some areas can go unnoticed. Washing machine drain line for example cannot be checked for leaks or the ability to handle the volume during drain cycle.
Older homes with galvanized supply lines or cast iron drain lines can be obstructed and barely working during an inspection but then fails under heavy use.
If the water is turned off or not used for periods of time (like a vacant home waiting for closing) rust or deposits within the pipes can further clog the piping
system. Please be aware that the inspector has your best interest in mind. Any repair items mentioned in this report should be considered before purchase.
It is recommended that qualified contractors be used in your further inspection or repair issues as it relates to the comments in this inspection report.
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6. Electrical System
The home inspector shall observe: Service entrance conductors; Service equipment, grounding equipment, main over current device, and main and
distribution panels; Amperage and voltage ratings of the service; Branch circuit conductors, their over current devices, and the compatibility of their
ampacities and voltages; The operation of a representative number of installed ceiling fans, lighting fixtures, switches and receptacles located inside the
house, garage, and on the dwelling's exterior walls; The polarity and grounding of all receptacles within six feet of interior plumbing fixtures, and all
receptacles in the garage or carport, and on the exterior of inspected structures; The operation of ground fault circuit interrupters; and Smoke detectors. The
home inspector shall describe: Service amperage and voltage; Service entry conductor materials; Service type as being overhead or underground; and
Location of main and distribution panels. The home inspector shall report any observed aluminum branch circuit wiring. The home inspector shall report on
presence or absence of smoke detectors, and operate their test function, if accessible, except when detectors are part of a central system. The home
inspector is not required to: Insert any tool, probe, or testing device inside the panels; Test or operate any over current device except ground fault circuit
interrupters; Dismantle any electrical device or control other than to remove the covers of the main and auxiliary distribution panels; or Observe: Low
voltage systems; Security system devices, heat detectors, or carbon monoxide detectors; Telephone, security, cable TV, intercoms, or other ancillary wiring
that is not a part of the primary electrical distribution system; or Built-in vacuum equipment.

Styles & Materials
Electrical Service Conductors:
220 volts
IN

NI

NP

6.0 Service Entrance Conductors

•

6.1 Service and Grounding Equipment, Main Overcurrent Device, Main and Distribution Panels

•

6.2 Branch Circuit Conductors, Overcurrent Devices and Compatability of their Amperage and Voltage

•

6.3

Connected Devices and Fixtures (Observed from a representative number operation of ceiling fans, lighting
fixtures, switches and receptacles located inside the house, garage, and on the dwelling's exterior walls)

•

6.4

Polarity and Grounding of Receptacles within 6 feet of interior plumbing fixtures, all receptacles in garage,
carport and exterior walls of inspected structure

•

6.5 Operation of GFCI (Ground Fault Circuit Interrupters)

•

6.6 Operation of AFCI (ARC Fault Circuit Interrupters)

•

6.7 Location of Main and Distribution Panels

•

6.8 Smoke Detectors

•

IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

IN

NI

NP

RR

RR

Comments:
6.0 The is no functional electrical system.

6.0 Item 1(Picture)

215 West Earle St.
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6.8 The smoke detector should be tested at common hallway to bedrooms upon moving in to home.
The electrical system of the home was inspected and reported on with the above information. While the inspector makes every effort to find all areas of
concern, some areas can go unnoticed. Outlets were not removed and the inspection was only visual. Any outlet not accessible (behind the refrigerator for
example) was not inspected or accessible. Please be aware that the inspector has your best interest in mind. Any repair items mentioned in this report
should be considered before purchase. It is recommended that qualified contractors be used in your further inspection or repair issues as it relates to the
comments in this inspection report.

215 West Earle St.
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7. Heating / Central Air Conditioning
The home inspector shall observe permanently installed heating and cooling systems including: Heating equipment; Cooling Equipment that is central to
home; Normal operating controls; Automatic safety controls; Chimneys, flues, and vents, where readily visible; Solid fuel heating devices; Heat distribution
systems including fans, pumps, ducts and piping, with supports, insulation, air filters, registers, radiators, fan coil units, convectors; and the presence of an
installed heat source in each room. The home inspector shall describe: Energy source; and Heating equipment and distribution type. The home inspector
shall operate the systems using normal operating controls. The home inspector shall open readily openable access panels provided by the manufacturer or
installer for routine homeowner maintenance. The home inspector is not required to: Operate heating systems when weather conditions or other
circumstances may cause equipment damage; Operate automatic safety controls; Ignite or extinguish solid fuel fires; or Observe: The interior of flues;
Fireplace insert flue connections; Humidifiers; Electronic air filters; or The uniformity or adequacy of heat supply to the various rooms.

Styles & Materials
Heat Type:

Types of Fireplaces:

None

Operable Fireplaces:

Sealed off

None
IN

NI

NP

7.0 Heating Equipment

•

7.1 Normal Operating Controls

•

7.2

Distribution Systems (including fans, pumps, ducts and piping, with supports, insulation, air filters, registers,
radiators, fan coil units and convectors)

RR

•

7.3 Presence of Installed Heat Source in Each Room

•

7.4 Chimneys, Flues and Vents (for fireplaces, gas water heaters or heat systems)

•
•

7.5 Solid Fuel Heating Devices (Fireplaces, Woodstove)
7.6 Gas/LP Firelogs and Fireplaces

•

7.7 Cooling and Air Handler Equipment

•

7.8 Normal Operating Controls

•

7.9 Presence of Installed Cooling Source in Each Room

•

IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

IN

NI

NP

RR

Comments:
7.0 There is no functional HVAC or ductwork.

7.0 Item 1(Picture)

215 West Earle St.

7.0 Item 2(Picture)
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7.5 All chimneys are deteriorated and will need to be removed. The top has already been removed on one.

7.5 Item 1(Picture)

7.5 Item 2(Picture)

7.5 Item 3(Picture)

7.5 Item 4(Picture)

7.5 Item 5(Picture)

7.5 Item 6(Picture)
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7.5 Item 7(Picture)
The heating and cooling system of this home was inspected and reported on with the above information. While the inspector makes every effort to find all
areas of concern, some areas can go unnoticed. The inspection is not meant to be technically exhaustive. The inspection does not involve removal and
inspection behind service door or dismantling that would otherwise reveal something only a licensed heat contractor would discover. Please be aware that
the inspector has your best interest in mind. Any repair items mentioned in this report should be considered before purchase. It is recommended that
qualified contractors be used in your further inspection or repair issues as it relates to the comments in this inspection report.

215 West Earle St.
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8. Insulation and Ventilation
The home inspector shall observe: Insulation and vapor retarders in unfinished spaces; Ventilation of attics and foundation areas; Kitchen, bathroom, and
laundry venting systems; and the operation of any readily accessible attic ventilation fan, and, when temperature permits, the operation of any readily
accessible thermostatic control. The home inspector shall describe: Insulation in unfinished spaces; and Absence of insulation in unfinished space at
conditioned surfaces. The home inspector shall: Move insulation where readily visible evidence indicates the need to do so; and Move insulation where
chimneys penetrate roofs, where plumbing drain/waste pipes penetrate floors, adjacent to earth filled stoops or porches, and at exterior doors. The home
inspector is not required to report on: Concealed insulation and vapor retarders; or Venting equipment that is integral with household appliances.

Styles & Materials
Attic Insulation:
None
IN

NI

NP

8.0 Insulation in Attic

•

8.1 Insulation Under Floor System

•

8.2 Vapor Retarders (in Crawlspace or basement)

•

8.3 Ventilation of Attic and Foundation Areas

•

8.4 Venting Systems (Kitchens, Baths and Laundry)

•

IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

IN

NI

NP

RR

RR

The insulation and ventilation of the home was inspected and reported on with the above information. While the inspector makes every effort to find all
areas of concern, some areas can go unnoticed. Venting of exhaust fans or clothes dryer cannot be fully inspected and bends or obstructions can occur
without being accessible or visible (behind wall and ceiling coverings). Only insulation that is visible was inspected. Please be aware that the inspector has
your best interest in mind. Any repair items mentioned in this report should be considered before purchase. It is recommended that qualified contractors be
used in your further inspection or repair issues as it relates to the comments in this inspection report.
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9. Built-In Kitchen Appliances
The home inspector shall observe and operate the basic functions of the following kitchen appliances: Permanently installed dishwasher, through its normal
cycle; Range, cook top, and permanently installed oven; Trash compactor; Garbage disposal; Ventilation equipment or range hood; and Permanently
installed microwave oven. The home inspector is not required to observe: Clocks, timers, self-cleaning oven function, or thermostats for calibration or
automatic operation; Non built-in appliances; or Refrigeration units. The home inspector is not required to operate: Appliances in use; or Any appliance that
is shut down or otherwise inoperable.

Styles & Materials
Dishwasher Brand:
NONE
Range/Oven:
NONE

Disposer Brand:
NONE

Exhaust/Range hood:
NONE

Built in Microwave:
NONE
IN

NI

NP

9.0 Dishwasher

•

9.1 Ranges/Ovens/Cooktops

•

9.2 Range Hood (s)

•

9.3 Food Waste Disposer

•

9.4 Microwave Cooking Equipment

•

IN= Inspected, NI= Not Inspected, NP= Not Present, RR= Repair or Replace

IN

NI

NP

RR

RR

The built-in appliances of the home were inspected and reported on with the above information. While the inspector makes every effort to find all areas of
concern, some areas can go unnoticed. Please be aware that the inspector has your best interest in mind. Any repair items mentioned in this report should
be considered before purchase. It is recommended that qualified contractors be used in your further inspection or repair issues as it relates to the comments
in this inspection report.
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Summary
Sam Lane Home Inspections
103 Perry Hill Rd , Easley SC 29640 864-508-4631
Customer
Tim Kearns
Address
215 West Earle St.
Greenville SC
The following items or discoveries indicate that these systems or components do not function as intended or adversely
affects the habitability of the dwelling; or warrants further investigation by a specialist, or requires subsequent
observation. This summary shall not contain recommendations for routine upkeep of a system or component to keep it in
proper functioning condition or recommendations to upgrade or enhance the function or efficiency of the home. This
Summary is not the entire report. The complete report may include additional information of concern to the customer. It is
recommended that the customer read the complete report.

1. Roofing
1.0

Roof Coverings
Repair or Replace
The roof covering is old, and the life of covering has expired. The covering does need to be replaced.

1.0 Item 1(Picture)

2. Exterior
2.0

Wall Cladding Flashing and Trim
Repair or Replace
There are a good many areas the original siding is damaged . It may all need to be removed to repair the structure.
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2.0 Item 1(Picture)

2.0 Item 2(Picture)

2.0 Item 3(Picture)

2.0 Item 4(Picture)

2.0 Item 5(Picture)
2.1

Doors (Exterior)
Repair or Replace
All exterior doors need to be replaced

2.2

Windows
Repair or Replace
Al windows are old and damaged and need to be replaced

215 West Earle St.
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2.2 Item 1(Picture)
2.3

Kearns

2.2 Item 2(Picture)

Decks, Balconies, Stoops, Steps, Areaways, Porches, Patio/Cover and Applicable Railings
Repair or Replace
(1) Most of the front porch structure is covered. With the water that is dripping out of the roof and the way the porch
is sagging there is a good possibility the front porch will need to be replaced. There has also been incorrect use of
materials

2.3 Item 1(Picture)

2.3 Item 2(Picture)

2.3 Item 3(Picture)

2.3 Item 4(Picture)

215 West Earle St.
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2.3 Item 5(Picture)
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2.3 Item 6(Picture)

(2) Both sets of stairs at rear are deteriorated and need to be replaced.

2.3 Item 7(Picture)
2.4

Vegetation, Grading, Drainage, Driveways, Patio Floor, Walkways and Retaining Walls (With respect to their
effect on the condition of the building)
Repair or Replace
The ground on the right side of house will need filling to help keep water out of the crawl.

2.4 Item 1(Picture)

215 West Earle St.
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3. Interiors
3.2

Floors
Repair or Replace
What's left of the hardwood floors will need to be replaced.

4. Structural Components
4.1

Walls (Structural)
Repair or Replace
The wall structure in the front right and center rooms is damaged from water and termites. Ir will need to be
completely replaced . Some of the front wall in the room will also be need to be replaced. There are some small
areas of the structure in various places that will also needed repair

4.2

4.1 Item 1(Picture)

4.1 Item 2(Picture)

4.1 Item 3(Picture)

4.1 Item 4(Picture)

Columns or Piers
Repair or Replace
(1) The house was originally built on piers with no foundation wall. I believe the wall supports no load . The exterior
piers are deteriorating and may need to be replaced . With this repair the wall may also need to be replaced. The
internal piers appear in good shape but should be examined to make sure they are stable.
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4.2 Item 1(Picture)

Kearns

4.2 Item 2(Picture)

(2) The pit in the crawl at rear needs to be filled in . It has exposed the foundation wall below the footings of the
piers and this makes them unstable

4.2 Item 3(Picture)
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4.2 Item 4(Picture)
4.3

Floors (Structural)
Repair or Replace
The floor structure in the front and center rooms on the right will need to be completely replaced. The are other small
areas that will also need repair.

4.3 Item 1(Picture)

215 West Earle St.

4.3 Item 2(Picture)

Page 29 of 34

Sam Lane Home Inspections

4.5

Kearns

4.3 Item 3(Picture)

4.3 Item 4(Picture)

4.3 Item 5(Picture)

4.3 Item 6(Picture)

Roof Structure and Attic
Repair or Replace
For the most part the roof structure is in good shape. There are some small areas that have damage but should be
able to be repaired. The last time shingles were installed OSB was used to cover the roof .

4.5 Item 1(Picture)

215 West Earle St.

4.5 Item 2(Picture)
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5. Plumbing System
5.0

Plumbing Drain, Waste and Vent Systems
Not Present
There is no functional plumbing system

6. Electrical System
6.0

Service Entrance Conductors
Not Present
The is no functional electrical system.

6.0 Item 1(Picture)

7. Heating / Central Air Conditioning
7.0

Heating Equipment
Not Present
There is no functional HVAC or ductwork.

7.0 Item 1(Picture)
7.5

7.0 Item 2(Picture)

Solid Fuel Heating Devices (Fireplaces, Woodstove)
Repair or Replace
All chimneys are deteriorated and will need to be removed. The top has already been removed on one.
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7.5 Item 1(Picture)

7.5 Item 2(Picture)

7.5 Item 3(Picture)

7.5 Item 4(Picture)

7.5 Item 5(Picture)

7.5 Item 6(Picture)
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7.5 Item 7(Picture)

Home inspectors are not required to report on the following: Life expectancy of any component or system; The causes of the
need for a repair; The methods, materials, and costs of corrections; The suitability of the property for any specialized use;
Compliance or non-compliance with codes, ordinances, statutes, regulatory requirements or restrictions; The market value of
the property or its marketability; The advisability or inadvisability of purchase of the property; Any component or system that
was not observed; The presence or absence of pests such as wood damaging organisms, rodents, or insects; or Cosmetic
items, underground items, or items not permanently installed. Home inspectors are not required to: Offer warranties or
guarantees of any kind; Calculate the strength, adequacy, or efficiency of any system or component; Enter any area or
perform any procedure that may damage the property or its components or be dangerous to the home inspector or other
persons; Operate any system or component that is shut down or otherwise inoperable; Operate any system or component
that does not respond to normal operating controls; Disturb insulation, move personal items, panels, furniture, equipment,
plant life, soil, snow, ice, or debris that obstructs access or visibility; Determine the presence or absence of any suspected
adverse environmental condition or hazardous substance, including but not limited to mold, toxins, carcinogens, noise,
contaminants in the building or in soil, water, and air; Determine the effectiveness of any system installed to control or
remove suspected hazardous substances; Predict future condition, including but not limited to failure of components; Since
this report is provided for the specific benefit of the customer(s), secondary readers of this information should hire a licensed
inspector to perform an inspection to meet their specific needs and to obtain current information concerning this property.

Prepared Using HomeGauge http://www.HomeGauge.com : Licensed To Sam Lane
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INVOICE
Sam Lane Home Inspections
103 Perry Hill Rd , Easley SC 29640
864-508-4631
Inspected By: Sam Lane

Inspection Date: 1/29/2022
Report ID: kearsn 1-29-22 2

Customer Info:

Inspection Property:

Tim Kearns

215 West Earle St.
Greenville SC

Customer's Real Estate Professional:

Inspection Fee:
Service
Heated Sq Ft 0 - 1,000

Price

Amount

Sub-Total

260.00

1

260.00

Tax $0.00
Total Price $260.00
Payment Method: Credit Card
Payment Status: Invoice Sent
Note:
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January 2nd, 2022
Timeline
-

Demolition / New Construction
o Demolition = 3 Weeks
o 9 months

-

Restoration
o 11 – 14 months

Estimated Construction Cost
Restoration
Task
Home Purchase
Restoration & Repair
Total

Cost
$337,500
$415,250
$762,750

Demolition & New Construction
Task
Home Purchase
Demolition
New Construction (3,350 SF X $175)
Total

Cost
$337,500
$10,500
$586,250
$934,250

Economic Hardship Comparison
New Construction Cost (including Demo & Land)
Sell Price (3,350 SF @ $360/SF)
Profit
Restoration (including Land)
(1,750 SF @ $243/SF)
Sell Price (1,750 SF @ $360/SF)
Profit

$934,250
$1,206,000
$271,750
$762,750
$630,00
-$132,750

Acres
Number of Homes
Average Home Size

0.25
1
3,350
0
3,350
3,350
$160
$0

Total Square Feet
Total Finished S.F.
Home Remodel Cost Per S.F.

DEVELOPMENT COSTS
Land Value
Due Diligence / Pre-Closing Costs
Home Construction Costs
Architectural & Design Expenses
Specialty Design Consultants
Civil Engineering
Development Managing Team (2% Hard Costs)
Land Improvements
Impact Fees (Tap Fees?)
Taxes, Insurance & Misc.
Legal/Closing
Interior Design Services Fee
Marketing
Operating Expenses
Contingency (5% Construction / 10% Site)
Total Cost

Total Cost
337,500
2,500
536,000
0
11,500
0
0
10,820
5,000
0
2,750
2,500
5,000
0
6,000
27,300
$
946,870

Sale Price

$

1,206,000

Profit

$

259,130

0

% of Cost
35.64%
0.26%
56.61%
0.00%
1.21%
0.00%
0.00%
1.14%
0.53%
0.00%
0.29%
0.26%
0.53%
0.00%
0.63%
2.88%
100%

27%

REVENUE
Lot Sales Price
Revenue from Home Sales

Total Revenue
Realtor Fees (5%)
Total Estimated Project Cost
Net Profit

$0
$1,206,000
$0

360
-

$1,206,000
$60,300
$946,870
$198,830

21.0%

0

Per Home
337,500
2,500
536,000
0
11,500
0
0
10,820
5,000
0
2,750
2,500
5,000
0
6,000
27,300
$
946,870
$

1,206,000

$

259,130

215 W EARLE REPAIR ESTIMATE
PERMITS / FEES
DEMO / STRUCTURAL/ BRACING/ ROTTEN WOOD
DUMPSTER

$2,500
$19,000
$7,125

DEMO / OLD MATERIALS / PLASTER/

$12,000

NEW FRAMING

$29,000

GRADING

$5,500

NEW ROOF WITH PLYWOOD

$19,400

FOOTINGS / STRUCTURAL

$25,500

FRAMING / STRUCTURAL

$36,000

EXTERIOR FINISHING(S) TO MATCH EXISTING

$35,000

WINDOWS/DOORS

$39,000

HVAC

$16,000

PLUMBING

$8,700

ELECTRICAL

$12,550

FLOORING

$17,500

CABINETS

$11,000

COUNTERTOPS
CLOSETS
TRIM WORK

$8,900
$6,500
$12,750

SPECIALTY CABINETS

$5,500

TILE

$9,000

ELECTRICAL FINISHINGS

$8,500

PLUMBING FINISHINGS

$9,500

GLASSWORK FOR SHOWERS

$2,500

DRYWALL

$7,000

PAINTING

$12,000

SPECIALTY WIRING
SPECIALTY ITEMS / LIGHTING / PLUMBING FIXTURES
DECKING
LANDSCAPPING
APPLIANCES
CONCRETE

Due Diligence / Pre-Closing Costs
Architectural & Design Expenses
Development Managing Team (2% Hard Costs)
Land Improvements
Taxes, Insurance & Misc.
Legal/Closing
Interior Design Services Fee
Operating Expenses
Contingency (5% Construction / 10% Site)

$7,000
$9,500
$11,000
$9,000
$10,500
$5,500

$2,500
$11,500
$7,100
$5,000
$2,750
$2,500
$5,000
$6,000
$18,000

$490,775 TOTAL COST
$337,500 LAND COST
$828,275 TOTAL COST
$630,000 SALE PRICE
-$198,275 PROFIT

