
                                       

 

                    APARTMENT BUILDINGS’ SUMMARY INSPECTION REPORT 

 

Client: Karl Robinson: Dunlap Royal Apartments 

Inspection Address: 1947, 1951,1954, 1955, 1963 Dunlap Ave. East Point, GA. 30344 

Building Construction Date: 1959 

Inspection Date: 6-27-2022 

This is a summary of the general conditions found during the inspections for the 

apartment units and buildings located at the addresses above. Please see the individual 

reports for details of each apartment. It is in the best interest for the tenants and or 

renters of this community to have accurate information reported for their safety, health 

and efficiency.  

This is not a warranty, but is a visual inspection and survey of the systems and 

components based on National Professional Guidelines. There were 24 one-bedroom 

units and 20 two-bedroom units to be inspected at this site (five buildings). A few of the 

apartments were either being repaired for occupancy, not accessible, occupants not 

home or not available. There is a photo folder with a few pictures showing the exterior of 

all buildings inspected.  

The Inspection list below gives the property owner or owners a good scope of what to 

consider when bringing the buildings up to minimum standards and codes for safety and 

health. It is advised to have certified technicians and qualified contractors to work on the 

buildings, components and systems of this complex. 

GROUNDS: There are paper and discarded debris at the rear yards of all buildings 

inspected. At the yard where building 1955 and 1947 make a corner, there appears to 

be concrete slabs and retaining walls that are collapsing and may be a safety hazard. 

There is a sink hole at the same area that can be a fall hazard (the area has been 

tapped off with caution tape only).    

 

EXTERIOR: There are damaged wood soffits and fascia at various areas on a few of 

the buildings. Wood soffits and fascia boards need painting at some buildings. Wrought 

iron steps need scrape and paint at several areas at buildings (it is advised to check all 

front and rear porch structures and stairs for defective paint and where identified shall 



get a good scraping and proper painting. Concrete in the wrought iron stairs step trays 

are deteriorating at some areas and can be a trip hazard for some. 

There are missing handrails at concrete stairs leading down to the street sidewalks at 

the front of 1951, 1963, 1954 and 1947 (can be a fall hazard). The concrete stairs 

leading down to the street rotate slightly forward at 1954, 1947 and 1963. At building 

1951, one of the 2nd floor deck metal support posts has rusted through at the bottom 

and post collapsed at unit 3.  

There is an opening in the brick veneer where a zone AC was located but removed and 

the whole is open at the rear wall of building1947 above unit 3. 

COMMUNITY WASH-HOUSE: There is mold on the walls at the water heater side of 

the wash-house. There are debris in the water heater room at the wash-house. There 

appears to be some water intrusion to drywall at water heater room.  

 

FOUNDATION: There are missing foundation vents at some buildings and missing 

crawlspace doors. These conditions can allow rodents into the crawlspaces and into 

homes if not properly covered. It is advised to properly fit foundation vents and doors 

properly to seal closed. 

 

ROOF: Can see detaching vent and pipe flashing at building 1951. There appears to 

roof leaking at building 1955 (can see in furnace closet). It is advised to have a certified 

roofer check all older roofs for maintenance to extend life of roof covering and keep 

water tight.  

 

GUTTERS: Gutters are loose, sagging and overflowing at units 1947, 1951,1955 and 

1963. It is advised to properly level gutters, nail back to fascia and remove all debris in 

gutters. It is also advised to route downspouts away from the foundation. 

 

PLUMBING: Some tenants in buildings 1955 and 1947 stated that the water gets too 

hot (verify the central water heater temperature is roughly 120 degrees). Overheating 

water can waste energy. Verify the water heater does not have a controls or setting 

issue. Check for service and maintenance. 

The water heater at the laundry house has an improper sediment trap in the gas pipe 

near the furnace. Sediment trap’s drip leg pipe shall be vertical so that trash will fall 

down into the trap. Small water heater missing flame door cover. 

Some gas pipes leading to gas furnaces are missing sediment traps (trash in gas) at 

several buildings and units. Missing sediment traps can cause trash to get into valve 

controls at gas appliances. It is advised to correct. 

 

HVAC: Several units have AC condensate drain pipes either broke off at the exterior 

walls or pouring at the foundation and not routed 3 feet away from the foundation. 



These conditions can cause soil erosion, moisture issues and or mold. Several AC 

unit’s refrigerant lines have deteriorated or damaged refrigerant line insulation at 1951, 

1963. It is advised to have these conditions corrected. There appears to be at least one 

to two tenants in building 1951, 1963, 1947 and 1955 saying their HVAC systems are 

not getting cool enough. Some utility closets have water on the floors or water damage 

in the furnace closets. This may indicate AC systems defective.  A few furnaces were 

not operational. 

It is advised to have a certified HVAC technician check, service and repair all systems 

noted in the report.  

 

ELECTRICAL: At the electrical meter room for building 1963, there are open breaker 

panel boxes, missing electrical box covers and exposed electrical wires (shock, safety 

hazard). At building 1954 the meter boxes are rusting (verify meter house roof is water 

tight). At building 1955 there are weeds, poison Ivey and vines growing over the electric 

meter bank. At some buildings there are TV cable boxes missing covers and exposed 

cables.  

At buildings 1947, 1951, 1954, 1963, the kitchen outlets tested open ground and or did 

not trip when tested with device. This condition can be a major safety hazard and 

should be remedied as-soon-as possible. It is to make a note that when these buildings 

were built (1959) there was no requirement to have convenience outlets in baths 

(GFCI). However, it can be a safety hazard to use drop cords to use appliances 

(shavers, curling irons, electric space heaters…) in bathrooms. 

At several buildings where the distribution panels have not been upgraded for each unit 

(1947, 1951, 1954, 1963), it appears 3-hole receptacles are installed but tested no 

ground or ground not connected. This may indicate a two-wire electrical cable system 

has been connected to receptacles that need 3 wires to operate properly and safely or 

the grounding systems are defective at each unit or building (have a electrician check 

the systems of each unit). Some exterior side-door lights are missing globes at several 

units at all buildings. 

Based on all the electrical conditions found at the various buildings (1947, 1951, 1954, 

1963) during the inspection, it is advised to have a certified electrician check each unit 

for service and repair where the systems for each unit have not been upgraded. 

 

WINDOWS: Couple of window glasses broken at 1951 and building 1955. Missing 

window screens at many units in each building.  

BATHS: Baths are missing or have defective bath exhaust fans (1947, 1951, 1954, 

1963) and missing electrical outlets in baths at buildings 1951, 1963, 1947. 

EXTERIOR DOORS: Several front and rear exterior doors are not sealing when closed 

at several units at several buildings (can see daylight at some areas and under some 

doors). These conditions can cause higher energy consumption resulting in higher 



energy bills. It is advised to properly fit all exterior doors to seal properly when closed to 

conserve energy. 

SMOKE ALARMS: Several units had smoke alarms removed off the wall or ceiling, 

batteries removed or none in the apartment. It is advised to notify all tenants that they 

must check alarms yearly and replace batteries when needed. Each unit must have at 

least one working smoke alarm and CO detector or combination alarm operational in 

their home. It is advised to issue new smoke alarms to all tenants who need them. Best 

practice is to have a smoke alarm in all rooms for sleeping and one in the hall outside 

rooms for sleeping. 

 

CRAWLSPACE: Missing foundation vents at some buildings. Missing crawlspace doors 

at some buildings. Debris in crawlspaces at several buildings. Missing moisture barrier 

over the soil in the crawlspace.  

 

Please see the individual inspection reports for each unit’s interior. The buildings and 

apartment units may be acceptable if the items listed in the reports are considered. 

There may be other hidden conditions but none were discovered at this inspection. If 

you have any questions about your report or repairs, please let me know. 

 

Paris Pressley: VP/President Elect GAHI 

 
 

Phones: 404-755-9556 or 770-252-6700 

Atlanta House Surgeons and Real Estate Inspector; Certified Energy Auditor 
Certified ASHI, GAHI, HUD, ICC R-5 Building, Electrical, HVAC and Plumbing Inspector 
State of GA. Licensed Residential Building Contractor, Master Carpenter RBI-003371 

Email: info@ppinspect.com Sites: www.ppinspect.com www.atlantahousesurgeons.com 
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