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�Report Overview

THE HOUSE IN PERSPECTIVE

This house is approximately 37 years old, according to the Agent representing the Buyer
.  It was built to standards commonly accepted at the time of its construction with appropriate materials.  Some items noted in this report indicate changes in construction practice over the years since the house was built, and do not necessarily represent problems.  

This house has been generally well maintained, but there are a few deferred maintenance items and other problems needing attention.  Please remember there is no such thing as a perfect house.  

The spa is not included in this report as it is considered beyond the scope of this inspection.  Operation of the system should be reviewed with the Owner or Pool/Spa Maintenance Service, and a diagram of the operating valves obtained for future reference.  

Directions in this report are given with the assumption one is standing facing the front of the structure.

It took approximately three hours to perform this inspection.

The weather was dry at the time of the inspection.  Weather conditions leading up to the inspection have been relatively dry.

CONVENTIONS USED IN THIS REPORT

For your convenience, the following conventions have been used in this report.

denotes a major repair or improvement recommendation or an item requiring immediate repair for safety reasons.

denotes repairs or improvements that should be considered over the short term.

denotes a routine maintenance item.

denotes an area where further investigation and/or monitoring is needed.  Necessary improvements cannot be determined until further investigation or observation is made by a qualified specialist.  Repairs may be necessary.

denotes an item that was probably consistent with standards at the time of construction; however, upgrading to current standards is recommended.

Please note some repairs listed are not essential, but represent logical long term improvements.

THE SCOPE OF THE INSPECTION

All components designated for inspection in the ASHI( Standards of Practice are inspected, except as specifically excluded within this report.

This inspection is not a “code inspection” or an evaluation of compliance to building codes, housing standards, or similar regulations.  References in this report to such standards are intended only to place findings in the context of modern expectations of durability, safety, and convenience, and do not suggest there is any requirement that such standards be applied retroactively.  Many houses, including the property inspected, were constructed before present standards were adopted.  In most jurisdictions, there are few if any legal requirements that present standards be applied to existing homes. 

Building codes are constantly revised.  Codes are published by different agencies on different schedules, and new codes may not be immediately adopted by all local jurisdictions.  To perform a true code inspection, it would be necessary to determine which version of each code was in effect at the time the building was constructed or when modifications were performed, which is beyond the scope of this inspection.

Numerous household products and components have been recalled in the past, and additional items are recalled each year.  Identification of recalled products is beyond the scope of this inspection.  If further information regarding components found on this property is desired, contact the Consumer Product Safety Commission at www.cpsc.gov.

�

The scope of the inspection is limited to the visually accessible areas.  A representative sample of building components is observed as access permits.  No destructive testing or dismantling of building components is performed.  No inspection of underground components could be performed.  This inspection does not include research into public records.  This report is not a substitute for disclosure obligations required of home sellers and real estate agents under California Civil Code 1102 et seq.

Hazards or conditions including, but not limited to toxic, reactive, combustible, or corrosive contaminants, wildfire potential, flood potential, or adverse geologic conditions may be associated with this property.  Conditions related to animals, rodents, insects, and wood-destroying insects, or the damage caused by any of these conditions may also be associated with this property.  These items are not included in this report as they are considered beyond the scope of this inspection.  For further information regarding such items, consult the appropriate qualified specialists.

Some molds, organisms, and mildew can pose a health hazard to occupants of a property.  Environmental hazards related to molds, organisms, and mildew, or the damage caused by these items are not included in this report as they are considered beyond the scope of this inspection. To determine if these types of conditions exist on this property would require examination by an Industrial Hygienist or other qualified specialist.

Clay-type soils are found throughout much of the service area of this firm.  Clay-type soils tend to expand and contract with changing moisture conditions.  This condition may cause seasonal movement of the foundation and supporting structure, resulting in exterior/interior wall cracking, doors/windows that do not open and close properly at all times of the year, and other similar conditions.  Some fill dirt may also be present.  Fill dirt can be subject to compaction, which can result in structural movement.  Evaluation of the soil conditions on this property is beyond the scope of this inspection.  If further information is desired, a Soils Engineer should be consulted.

This inspection report is a reflection of conditions observed on the day of inspection. Both present and past tenses used throughout this report refer to the time when the inspection was conducted.  The conditions found during the inspection of this property are subject to change over time.  Any third party receiving this report should NOT consider this report to be a reliable source of information without obtaining an on-site consultation from this firm or obtaining a separate inspection from a qualified firm of his/her choosing.

It is the goal of the inspection to put a client in a better position to understand the property being inspected. This report will provide an overview rather than a detailed listing of all defects.  It is possible that repair items not discussed at the time of inspection will be found.  The inspection should not be considered a guarantee or warranty of any kind.

It is recommended that any other inspection reports pertaining to this property (Structural Pest Control, etc.) be carefully reviewed to determine conditions found and recommendations made by those inspectors.

In the case that some items cannot be inspected due to inaccessibility, MAXINSPECT will return upon request to inspect the items once access is provided.

This property was occupied at the time of inspection.  Closets and other storage areas were filled with personal possessions, and furnishings were present throughout the interior.   There may be defects concealed by furniture or personal property (rugs, stored items, pictures, etc.) that were not visible and which are not mentioned in this report. It is recommended that all areas be carefully examined once the property is vacated to detect any conditions that were inaccessible at the time of inspection.

For a full explanation of the scope of the inspection, please refer to the copies of the inspection description titled “What Should A Client Expect from a House Inspection” and the contract titled “This Contract Limits Our Liability -- Please Read It” that are included as part of this report.

�Structural Components

description of structural components

Foundation:	(Concrete Pier-and-Grade Beam

Floor Structure:	(Wood Joists

Floor Structure Supports:	(Wood Posts on Concrete Piers

Crawl Space Ventilation:	(Exterior Wall Vents

Floor Insulation:	(Fiberglass Batts

Wall Structure:	(Wood Frame

Exterior Wall Insulation:	(Presence or Absence Not Verified

Roof/Ceiling Structure:	(Wood Rafters/
Joists   (Spaced-Plank Sheathing

Roof Ventilation:	(Eave Vents

Attic Insulation:	(Eight to Nine inches Loose Fiberglass

Cathedral Ceiling Insulation:	(Presence or Absence Not Verified

 	

 	

description of items inspected                                                                                                      

The crawl space is the space between the floor and the ground below the structure.  The attic is the space between the ceiling and roof framing.

Accessible areas of the attic and crawl space are inspected with attention to condition and installation of structural components and obvious signs of distress.  The roof sheathing is observed for signs of roof leakage.  Portions of mechanical systems such as plumbing and electrical systems and heat distribution ducting are examined, and observations regarding these systems are reported in the appropriate report sections.  Both areas are checked for the presence of insulation and adequacy of ventilation.  Plumbing vents, exhaust fan ducts, and appliance flues are inspected to confirm that they extend to the exterior.

Only a representative sampling of visible structural components is inspected.   Assessing the structural and seismic integrity of a building is beyond the scope of a typical inspection.

structural component observations

ADDITIONS/MODIFICATIONS.

The den is an apparent addition to the original house.  It is not known if this work was performed with permits and inspections.  

A review of permit documents is beyond the scope of this inspection.  The local Planning and Building Department records and any other public records for this property should be reviewed to determine if the work was performed with permits and inspections.

CRAWL SPACE.

Slab.   

It appears that the den floor structure is raised above a concrete slab.  No access is provided for the area beneath the floor, so no inspection of this area was performed.

Access.   

Access to the crawl space is through openings in the master bedroom closet and left rear bedroom closet.  Ductwork and plumbing piping make access through the crawl space difficult.  Trenches could be dug under ducting and plumbing piping to provide improved access.  

Inspection of the crawl space was performed by crawling through the area.  

�

Foundation.   

There is a poured-in-place concrete pier-and-grade beam foundation.  This type of foundation should consist of steel-reinforced concrete piers extending into the ground that are tied together at the top with steel-reinforced concrete beams.  The wood framing of the structure rests on the concrete beams.  This type of foundation is typical of construction since the 1960’s.  

The visible portions of the foundation were examined.  Generally, a foundation crack is considered to be serious when it approaches 1/8” in width.  Hairline foundation cracks are common and may be caused by shrinkage of the concrete during curing or seasonal soil movement.   Where observed, the foundation showed no serious cracks.  

Soil has sloughed away from below the left foundation wall and from around the interior floor support piers.  A planter box has been constructed adjacent to the exterior of foundation wall to close the void below the foundation. 

Anchor bolts secure the sill plates (the horizontal plates that are the lowest members of the wood structure) to the foundation.  

A determination of the ability of this structure to withstand damage in an earthquake requires an engineering analysis, which is beyond the scope of this inspection.  If further information is desired, contact a qualified Engineer.

Floor Support System.   

At the interior of the crawl space, the floor support joists rest on wood girders that are supported by wood posts resting on concrete piers.  A post below the left rear bedroom has separated from the pier. Other posts in this area are leaning visibly.  The movement of the posts is significant enough that the cause needs to be determined and the condition corrected.    

The subfloor is plywood resting on wood floor support joists.  Much of the subfloor was not visible for inspection due to the presence of floor insulation.  Much of the floor insulation is hanging loose and needs to be resecured to the floor structure.

Water stains were observed on the subfloor below the wall-mounted master bathroom toilet.  Refer to the Structural Pest Control Report regarding this condition.  

Debris.   

A few pieces of wood or wood-related debris were present in the crawl space and should be removed.  Refer to the Structural Pest Control Report.  

There is loose insulation material on the soil in the crawl space that may contain asbestos.  Refer to the Heating section of this report for further comments regarding asbestos.  

ATTIC.

Open-Beam Ceiling.   

An open-beam ceiling is present in the living room/dining room.  The beams and sheathing are in satisfactory condition.  

Access.   

Access to the attic is through openings in the master bedroom closet and left hall.  Due to lack of headroom, a limited inspection of the attic was performed from the access openings only.  

Framing/Sheathing.   

The roof framing (rafters, bracing, and sheathing) was assembled on-site.  The visible framing is in serviceable condition.  

No water stains were observed on the underside of the roof sheathing.  

Ventilation.   

The installation of additional attic ventilation is recommended.  Improved attic ventilation will help to keep the interior cooler during warm weather and extend the life of roofing materials.  It is best to have ventilation openings at the eaves and near the ridge.  

�

Debris.   

Rodent droppings were observed in the attic.  Consult the Owner regarding whether these indicate a past or current concern.  

INSULATION.

It appears insulation levels have been upgraded since the time of original construction.  

�Lot Drainage/Crawl Space Moisture

description of Lot Drainage

Lot Grading:	(Sloped

Downspout Drainage System:	(Downspouts discharge above and below grade

description of items inspected

Lot surface grading and the discharge of roof water are reviewed to determine whether water will flow away from the structure or tend to accumulate near the foundation.  Any components or systems that are not visible are beyond the scope of this inspection.

Testing of underground drainage systems is beyond the scope of the basic inspection.  No determination can be made regarding whether or not drainage systems are functioning properly.  If desired, MAXINSPECT performs flow testing of drainage systems for an additional fee.

Lot drainage/crawl space moisture observations

LOT DRAINAGE.

Roof Water Discharge.   

Roof water drainage should be controlled and diverted away from the foundation as poor drainage can contribute to foundation movement and moisture penetration into the subarea.  

The downspout at the front of the garage discharges above grade in a manner that directs water away from the foundation area.  

The rest of the downspouts discharge below grade into drainage piping.  The visible piping is solid rigid plastic with glued connections.  This type of piping is considered by most Drainage Contractors to be preferable to the flexible piping often used.  Underground piping should be flushed periodically with a hose to remove any debris.   

No cleanouts for the underground drainage pipes were located.  Maintenance of the piping will be difficult as the only entry points to the piping are at the top of the downspouts and possibly at the area drains.  Drainage Contractors recommend cleanouts be installed at the base of all downspouts and at 90-degree turns in the underground piping to facilitate cleaning.  

Area Drain.   

An area drain is located in the right side patio for surface water removal.  Keep this drain clean by flushing with water.  

There is a catch basin to remove water at the left side of the rear yard.  It appears some downspout and surface drains discharge into this basin.  This drain was clogged at the time of inspection and needs to be cleared to perform as intended.

Grading.   

It is essential that water be directed away from the vicinity of the foundation to prevent moisture from penetrating under the foundation and accumulating below the structure.  

Ground slope away from the foundation should be improved.  The ground should slope away from the exterior and foundation at a rate of at least one inch per foot for a minimum of five feet.  Ideally, at least six inches of clearance should be maintained between soil level and the top of the foundation walls.  

As this inspection was performed during a dry period, the adequacy of ground slope for storm water runoff could not be verified.  

�

CRAWL SPACE MOISTURE.

Moisture Conditions.   

The crawl space soil was dry at the time of inspection.  Water has been present in the crawl space in the past, but no obvious water-related problems were observed.  It is not known if the presence of standing water in the crawl space occurred before or after the exterior drainage system was installed.  

It is essential to prevent moisture build-up in the crawl space as high humidity conditions can cause moisture-related deterioration and may contribute to seasonal foundation movement, which can result in cracked walls, sticking doors, and unevenness in the floors.  

Ventilation.   

Ventilation for the crawl space appeared ample.  Plantings/shrubs should be kept pruned away from the exterior and foundation vent openings to provide air circulation to the exterior and to ensure crawl space ventilation is maintained.  

Monitoring/Maintenance.   

It is recommended that the gutters/downspouts, drainage from the subsurface piping, and site drainage in general be observed annually during heavy rains to determine if any drainage improvements or corrections are needed.  The crawl space should be monitored periodically throughout the rainy season for any signs of moisture penetration.  

Determining the location of the discharge point(s) for the underground drainage piping is beyond the scope of this inspection.  It would be advisable to review the systems with the Owner and obtain a drawing of the systems for future reference.  

�Exterior Components

description of exterior

Decks:	(Wood   (Synthetic Wood

Driveway, Walkway, Patio, Porch:	(Concrete    (Asphalt

Wall Cladding:	(Plywood

Soffit and Fascia:	(Wood

Overhead Garage Door(s):	(Metal

 	

 	

description of items inspected                                                                                                      

Inspection of the exterior includes components in yard areas (such as fencing, decking, patios, etc.), condition of exterior surfaces (such as siding, trim, and balconies, etc.), and the driveway and garage.  Inspection of the garage includes observation of the garage slab, applicable fire ratings, the condition and operation of the garage door, and the proper operation of automatic garage door openers.

exterior observations

YARD AREAS.

Retaining Walls.   

Inspection of retaining walls is beyond the scope of this inspection; however, a cursory observation showed that the wood walls in the rear yard have failed.  For an evaluation of the structural integrity of retaining walls, consult a qualified Engineer.  

Fencing & Gates.   

Wire and chain-link fencing encloses the rear yard.  The left side fence is leaning and needs repair.  

Municipalities have varying fencing requirements when a pool or spa is present.  Determining whether or not the fencing on this property meets local requirements is beyond the scope of this inspection.  For further information, contact the local Building Department.  Secure fencing and gates are recommended for the safety of children.  

The gates functioned easily.  The gates are not equipped with self-closing devices as required by some municipalities when a pool or spa is present.  For safety, the installation of self-closing devices is recommended.  

If not already present, the installation of alarms for all house doors/windows leading to the pool area is recommended.  

Landscaping.   

Ivy vines need to be pruned back from the left side of the structure.   Ivy can hold moisture against anything it grows on, which can lead to premature deterioration.  The plant is aggressive and will overrun the yards/house if not controlled.  The vines should be kept trimmed away from the exterior, fencing, and other vegetation to prevent damage.  

Plantings at the front of the house are crowding the exterior.  These plantings will require periodic maintenance.  Removal of the plantings could also be considered.  

Watering/Sprinkler System.   

Inspection and testing of irrigation piping or sprinklers is beyond the scope of this inspection as they are not part of the potable water system.  There are anti-siphon valves to prevent accidental pollution of household water.  

A sprinkler pipe or pipe to the rear yard hose bib at the left rear corner of the house is leaking and needs repair.  

Driveway.   

The asphalt driveway is in satisfactory condition.  

�

Walks.   

The front walk is in serviceable condition, showing little or no concrete cracking.  Wood divider boards are in various stages of deterioration.  When replacement of these boards is desired, new boards or concrete can be installed.  

Patio.   

The patio is in serviceable condition, with little or no concrete cracking.  

Rear Yard Deck.   

A deck is located in the rear yard.  The deck is constructed of a synthetic material that is manufactured to have the appearance of wood.  Consult the manufacturer regarding maintenance of this material.  

No inspection of the underside of the deck was performed. Adequate ventilation is provided below the deck to allow moisture to dissipate.  

The deck is supported by wood posts on concrete piers.  No contact between wood and soil was observed.  

Spa Deck.   

A deck is located at the spa.  No inspection of the underside of the deck was performed.  Adequate ventilation is provided below the deck to allow moisture to dissipate.  

The deck is supported by wood posts on concrete piers.  Soil is in contact with the wood support posts, creating the potential for structural pest damage.  The soil should be cleared away from the wood posts.  

STRUCTURE EXTERIOR.

Siding.   

The plywood exterior siding is in serviceable condition.  

Paint.   

The exterior paint is in satisfactory condition.  

GARAGE.

Garage Interior/Floor.   

There is an attached garage.  Stored personal possessions prevented a thorough inspection of the garage interior.  When stored items are removed, the garage interior should be thoroughly examined.  

Where visible, the garage floor is in serviceable condition, showing some typical concrete cracking.  

Garage Vehicle Door.   

A sectional roll-up metal garage door is installed.  The garage door operated normally when opened and closed using the garage door opener control button located near the door between the garage and interior.  No remote control devices were operated.  The opener chain is loose and needs to be tightened to prevent it from rubbing on the door when opening and closing.

The automatic reversing mechanism on the garage door opener responded properly to testing.  Reversing mechanisms are an important safety feature that should be tested regularly.  Refer to the owner’s manual or contact the manufacturer for further information.  

Garage Exterior Door.

The frame-and-panel garage exterior door functioned easily.  Frame-and-panel doors have joints that can separate due to weather if not kept well sealed.  No separation of the joints was observed.  

Glass in the door does not have a label or etching indicating tempered/safety glass.  Current requirements call for tempered/safety glass to be installed in doors, large windows close to the floor, and tub/shower enclosures and windows.  Upgrading is recommended.  

�

Garage/Interior Door.   


A solid-core door is installed between the garage and interior as is currently required to help slow the spread of a fire originating in the garage to the rest of the house.  



The door is provided with a self-closing device as is required.  

Firewall.   


The firewall between the garage and interior is intact.  



�Roofing System

description of roofing System

Roof Covering:	(Wood Shake

Gutters and Downspouts:	(Metal

Method of Inspection:	(Walked on Roof

description of items inspected                                                                                                       

The roof is inspected with attention to the condition of the surface materials, installation/sealing of roof penetrations and flashings, and method of roof water drainage (gutters and downspouts).  Roofing life expectancies can vary depending on several factors.  This assessment of the roof does not preclude the possibility of leakage.  Leakage can develop at any time and may depend on rain intensity, wind direction, etc.

roofing observations

ROOF.

Wood Shake.   

Wood shake roofing is installed.  Wood shake roofs often last as long as 18 to 20 years.  Over time, the roof will require periodic maintenance and replacement of individual shakes as they become worn and/or split at the ends.  It is essential that the felt paper interlayment below the shakes remain covered to prevent deterioration.  

Several shakes are worn, missing, or allowing the felt paper interlayment to be exposed to sun damage.  Minor repairs are recommended in the short term to maintain the weathertightness of the roof. The ridge shakes are loose and need to be reattached.   Damaged or missing roofing material should be repaired.  

Exposed roof beams at the left side of the house show deterioration.  Refer to the Structural Pest Control Report for further information regarding this condition.  

Debris has accumulated on the roof and in the valley flashings, preventing a thorough inspection of all roof areas.  Debris can hold moisture and lead to premature deterioration of the roofing material.  The debris should be removed.  

Jacks/Flashings.   

Metal roof jacks are installed where the plumbing vent pipes penetrate the roof.  These jacks must be kept well sealed to prevent leakage.  Currently, the jacks are sealed.  

Gutters.   

Debris prevents a thorough inspection of the interior of the gutters.  The gutters need to be cleaned.  Leaking gutter joints need repair.  

The installation of wire baskets at the openings from the gutters into the downspouts could be considered to prevent debris collecting in the gutters from being washed into the downspouts to cause a blockage.  Regular cleaning/maintenance of the gutters and downspouts is essential.  

Skylight.   

The skylight installation appears consistent with normal practice with appropriate flashings that are correctly sealed.  

�Chimney & Fireplace

description of chimney & Fireplace

Chimney/Fireplace:	(Masonry Chimney/Gas-Only Insert    


	(Metal Flue/Free-Standing Metal Fireplace


description of items inspected                                                                                                       

The chimney stack is inspected with attention to condition and signs of settlement.  The interior of the flue is inspected for condition and build-up of soot (except when otherwise noted).  The fireplace is inspected for condition, and the damper and any gas service are tested for proper operation.  The adequacy of the fireplace draw cannot be determined during a visual inspection.

chimney & fireplace observations


LIVING ROOM.


CHIMNEY.



Chimney Stack.   



The chimney is masonry.  A metal flue liner is installed to serve the gas burning insert.  

The presence or absence of reinforcing steel bar in the chimney could not be verified by a visual inspection.  Chimneys without reinforcing steel are more susceptible to damage as a result of earthquakes, high winds, and other conditions than chimneys with reinforcement.  

Inspection of a masonry chimney includes pushing upon it to check for movement.  Movement typically indicates a broken chimney; however, it should be noted that various professionals have differing opinions on how much movement is acceptable, and how much movement constitutes a broken chimney.  For this reason, it is possible that one inspector will consider a chimney to be in satisfactory condition, while another will recommend the chimney be rebuilt.  

Chimney Cap.   

The mortar cap at the top of the chimney is cracked.  The purpose of the cap is to prevent water from finding access between the flue and chimney structure.  This cap can be sealed with mortar or caulking.  

Flashings.   

The chimney flashings appear properly installed and sealed.  

FIREPLACE.

The decorative gas-only fireplace insert functioned properly.  The manufacturer’s installation/operation manual should be obtained for future reference.

FAMILY ROOM.

CHIMNEY.

Chimney Stack.   

The metal flue is in serviceable condition where visible.  

Spark Arrester/Rain Cap.   

The screen installed over the top of the flue to serve as a spark arrester is improper.  Spark arrester screens are required to have at least four times the surface area of the flue opening.  This screening does not have sufficient area and the openings in the mesh are to small.  It is recommended a proper spark arrester/rain cap assembly be installed for fire safety and to prevent water from entering the flue.  Some municipalities require a spark arrester be installed when a house is sold.  

Flashings.   

The chimney flashings appear properly installed and sealed.  

�

FREE-STANDING FIREPLACE..

It is essential that sufficient clearance be provided between a free-standing fireplace and combustible materials to prevent a fire concern. No rating tag was present on the free-standing fireplace.  It is not known if the clearances provided between the fireplace and the adjacent wall and floor are sufficient to prevent a fire concern. 

No hearth is provided in front of the firebox to protect the flooring from burning embers that may escape the firebox.  A hearth at least 18-inches in depth is typically required.

Refer to the manufacturer’s installation manual or consult the local Building Department for ordinances on proper installation.  

Further Inspection.   

A Chimney Sweep performed a separate inspection of the chimneys/fireplaces during the time of this inspection.  Refer to that report for information regarding conditions observed and specific recommendations for any improvements or repairs.  

�Heating & Cooling Systems

description of heating & Cooling Systems

Heating Energy Source:	(Gas  

Heating System Type:	(Forced-Air Furnace

Heated Air Distribution Method:	(Ductwork

Cooling System Type:	(None

 	

 	

description of items inspected                                                                                                       

The heating system is inspected for proper operation, presence of safety controls, availability of combustion air, condition and proper installation of the exhaust flue, and means of distribution.  When accessible for inspection, the heat exchanger (a metal chamber that contains the flame and transfers heat to the circulating interior air) is examined for moisture-related conditions and the presence of cracking. A complete evaluation of the furnace heat exchanger is beyond the scope of this inspection.  The cooling system is checked for operation and proper installation.  The inspection of the heating and cooling systems is limited and not technically exhaustive.  The adequacy of distribution of conditioned air is difficult to determine during a one time visit.

Heating & Cooling observations

HEATING SYSTEM.

Forced-Air Furnace.   

The forced-air furnace is estimated to be 20 to 25 years old.  The typical life cycle for a unit such as this is 20 to 25 years.  Some units will last longer; others can fail prematurely. As this furnace is older, it is recommended this unit be inspected annually by a qualified Heating Contractor to ensure it is properly adjusted and in good working order.  Installation of a carbon monoxide detector is recommended for added safety.  

The furnace is installed in an interior closet, and is controlled by a thermostat in the entry hall.  The furnace burners and fan operated normally when the thermostat was adjusted.  

The furnace is equipped with electronic ignition, improving the energy efficiency of the unit.  A fan switch is provided on the thermostat to circulate air through the interior without the burners operating when desired; however, the fan did not start when the switch was placed in the ‘on’ position.  Repair is needed.

A visual inspection for cracks in the heat exchanger was performed using a mirror and flashlight.  The heat exchanger is mostly inaccessible, and only portions visible with an inspection mirror from openings around the burners were observed. Rust was visible in the furnace heat exchanger, further limiting visibility.  Closer inspection would require disassembly of the furnace, which is beyond the scope of this inspection.  No cracks were seen in the accessible areas at the time of inspection.    

A fused electrical disconnect switch is provided at the furnace as is currently required.  The fuse in the switch is properly sized.  

The filter is located within the furnace.  It is generally recommended that furnace filters be changed at least twice each year.  

The cover for the air blower (which is removed when the filters are being replaced) has a safety switch so the furnace will not operate when the cover is removed.  This switch prevents combustion exhaust from being drawn into the blower and distributed throughout the interior.  Use caution when changing furnace filters to properly replace the cover, or the furnace will not operate.  

As part of routine maintenance, the furnace should be serviced every two to three years to ensure safe and efficient operation.  

�

Combustion Air.   

Combustion air for a unit installed at the interior is usually provided by openings within twelve inches of the ceiling and floor.  The supply of combustion air appeared adequate.  

The upper combustion air opening is blocked by insulation and should be cleared to provide sufficient combustion air for the appliance.  The screen over the upper air vent should be removed.

Exhaust Flue.   

The unit is served by a single-walled galvanized metal vent connector discharging into a Type-B, double-walled galvanized metal flue. The single-walled portion inside the furnace showed rust holes, and needs to be replaced.

Distribution Ducting.   

Distribution ducts are located in the crawl space.  The ducts are insulated.  Ducts below the kitchen and hall bathroom are partially crushed, which could impede air flow.  Repair or replacement is needed.  

Some ducts in the crawl space have been in water in the past; however, no obvious water-related problems were noted.  Some ducting in the crawl space is closer to the soil than current requirements allow.  The ducting would need to be repositioned to provide adequate clearance.  No obvious problems resulting from this condition were observed at the time of inspection.

A complete examination of the ducting and distribution plenum is not possible due to the insulation.  The interior of the ductwork is inaccessible to inspection.   

The corrugated insulation on the heat distribution ducting may contain asbestos.  Most of this material has either been removed or over-wrapped with fiberglass insulation.  See comments in the Structure section of this report regarding debris in the crawl space.  The material outside the heat duct register boots and on the vent above the kitchen cooktop may also contain asbestos.  The presence or absence of asbestos can only be verified by laboratory analysis.  Until about the early 1980’s, the use of asbestos was commonly accepted.  The Environmental Protection Agency (EPA) reports that asbestos represents a health hazard if “friable” (damaged, crumbling, or in any state that allows the release of fibers).  It is generally recommended that materials suspected of containing asbestos not be disturbed.  If it becomes necessary to disturb this material or if any section of the material becomes friable over time, a qualified Asbestos Abatement Contractor should be consulted.  Further guidance is available from the EPA.  Due to the age of construction, there may be other materials that contain asbestos but are not identified by this inspection report.  

Further Inspection.   

A qualified Heating/Cooling Contractor should inspect the system and make any needed adjustments or repairs.  

�Plumbing System & Water Heater

description of plumbing system & Water heater

Main Water Valve Location:	(Front Left Corner of House

Water Supply Source:	(Public Water Supply

Supply Piping:	(Copper

Waste Disposal System:	(Public Sewer System

Drain / Waste / Vent Piping:	(Copper   (Cast Iron

Main Gas Valve Location:	(Left Side of House

Water Heater:	(Gas   (50 gallon approximate capacity

description of items inspected                                                                                                       

The plumbing system consists of domestic water supply lines and drain, waste, and vent lines.  Water is run through the accessible fixtures to assess functional flow conditions of supply and waste lines.  This testing is of short duration and should not be considered a complete inspection of the supply and drain system.  Gas lines, which are also part of the plumbing system, are inspected for proper installation.

Portions of the plumbing system concealed by finished walls and/or storage (below sinks, etc.) are not inspected.  Water quality is not tested.  The presence or effect of lead content in solder and or supply piping is beyond the scope of the inspection.

The water heater is inspected for condition of the tank, proper water and gas connections, proper installation of the exhaust flue, availability of combustion air, presence of a safety valve, and adequacy of seismic restraint.

plumbing & Water Heater observations

PLUMBING.

Main Water Supply Piping.   

Where visible above ground at the main water shutoff valve, the service piping is 1” diameter copper.  The main water shutoff valve was not operated.  

Interior Water Supply Piping.   

The accessible underfloor supply piping has adequate support.  

The hot water supply pipes are not insulated.  Insulating these pipes would help improve energy efficiency.  

Water Pressure.   

The water pressure was recorded as 55 pounds on a testing device at the time of inspection.  This pressure falls within the recommended range of 30 to 80 pounds per square inch (psi) to prevent unnecessary stress on the supply system.  Pressure supplied by the water system may vary from time to time depending on neighborhood use and other factors.  

Valves.   

The fixtures throughout the house turned on and off properly.  

Sewer Cleanouts.   

A cleanout for the main sewer line is located at the front left corner of the house.  Other cleanouts are located on the exterior and beneath the structure. Cleanouts are used to remove obstructions in the drainage piping.  

A backflow relief device is installed at the main sewer cleanout.  The purpose of the backflow device is to prevent sewage from entering the interior in case of a blockage in the sewer in the street.  

It could not be determined if the original sewer lateral leading to the sewer main is still in use or if it has been replaced.  Underground piping such as this is inaccessible to visual inspection.  It is recommended that the Owner be consulted to determine if there have been any problems with sewer blockage.  If frequent cleaning has been necessary, the lateral may be damaged, and a video examination of the lateral should be performed by a qualified Plumbing Contractor to determine its condition.  

�

Waste System.   

The waste system appeared to flush and drain properly at the time of inspection.  

The washing machine drainline is 1-1/2” in diameter.  Current requirements call for this drain to be 2” in diameter.  This drainline may not handle the discharge from some newer washing machines.  

GAS SERVICE.

The shutoff valve on the rigid gas pipe to the meter requires a wrench to operate.  It is recommended a wrench be stored at the meter so gas service can be turned off in case of an emergency.  An automatic shutoff valve could be installed on the gas main for improved protection in the event of an earthquake.

WATER HEATER.

Tank.   

The water heater is installed in an exterior closet.  The water heater delivered hot water at the time of inspection.  

Water heaters have a typical life expectancy of 10 to 15 years.  It cannot be predicted with certainty when replacement will become necessary.  

Water heaters in seismic zones should be anchored or strapped to resist movement during an earthquake.  This unit is adequately strapped and braced to meet current requirements.  

Safety Release Valve.   

There is a  temperature and pressure relief (TPR) valve.  This valve was not tested.  The TPR valve is provided with a discharge pipe terminating in an appropriate manner.  

Combustion Air.   

Combustion air for a unit installed in an exterior closet is usually provided by openings within twelve inches of the ceiling and floor.  The supply of combustion air appeared adequate.  

Exhaust Flue.   

The unit is served by a single-walled galvanized metal vent connector discharging into a Type-B, double-walled galvanized metal flue.  The exhaust flue is intact.  

�Electrical System

description of ELECTRICAL System

Size of Electrical Service:	(120/240 Volt Main Service

Service Entrance Wires:	(Underground   (Conductors Not Visible

Main Service Panel:	(Breakers   (Located at Left Side of House   (Main Service Rating 100 Amps

Service Ground:	(Water Pipe

Subpanel(s):	(Breakers   (Located in the Entry Hall Closet

110-Volt Distribution Wiring:	(Copper

220-Volt Distribution Wiring:	(Copper

Receptacles:	(Grounded

description of items inspected                                                                                                       

The electrical system consists of service capacity, distribution panels and wiring, switches, receptacles, and lights.  Examination of the electrical system includes visible conductors, branch circuitry, panels, overcurrent protection devices, and a random sampling of receptacles and switches.  Electrical components concealed behind finished surfaces and beneath insulation could not be inspected.  The inspection does not include low voltage systems, telephone wiring, intercoms, alarm systems, TV cable, or timers.

Electrical observations

Amperage Capacity.   

The main amperage capacity is standard for a house of this size and age.  

Subpanel.   


Breakers in the panel match the size of the wires they protect.  



Breakers in the panel are labeled.  Whether or not the breakers are correctly labeled was not verified.  

In new construction, electrical panels are not allowed to be installed in clothes closets for reasons of fire safety and access.  It is recommended nothing be stored in direct contact with the panel, and that clothing and other flammable materials be kept away from the panel.  

Receptacles & Switches.   

Three-slot outlets are installed throughout the house.  A random number of outlets were tested for proper polarity and grounding.  A three-slot outlet at the den is not grounded.  Correction of this condition can be made by grounding the outlet or replacing the three-slot outlet with a two-slot outlet.  

An outlet in the kitchen eating nook has a polarity (wiring) problem and should be reattached to the system correctly.  

Light Fixtures.   

The lights in the closets have unprotected bulbs.  These lights should be replaced with fixtures that have protection for the bulbs for improved safety.  

GFCI’s.   

A ground fault circuit interrupter (GFCI) device detects imbalances in electrical load associated with short circuits in wiring or appliances, and shuts off power in a circuit before a short can result in a serious shock.  In new construction, GFCI protection is required for exterior, garage, bathroom, and kitchen outlets.

No GFCI devices are installed.  While GFCI devices were not required at the time of construction, it is recommended devices be installed in all required locations for improved safety.  

Circulating tubs and swimming pool equipment are also required to have GFCI protection.

�Interior Components

description of Interior

Wall and Ceiling Finishes:	(Drywall    (Paneling

Floor Surfaces:	(Wood   (Resilient    (Tile

Doors:	(Fiberglass  (Sliding Glass

Window Frames and Glazing:	(Wood & Vinyl   (Single-Pane & Double-Glazed

Window Style:	(Single Hung   (Sliders   (Fixed Pane

description of items inspected                                                                                                       

The interior inspection includes observation of the condition of walls, ceilings, floors, stairways, and railings.  These items are examined for signs of excessive wear and general state of repair.  Assessing the quality and condition of interior finishes is highly subjective.  Issues such as cleanliness, cosmetic flaws, quality of materials, architectural appeal and color are outside the scope of this inspection.  Comments are general, except where functional concerns exist.  No comment is offered on the extent of cosmetic repairs that may be needed after removal of existing wall hangings, furniture, storage, and appliances.

A random number of interior and exterior doors are examined for operation, condition of hardware, weatherstripping, presence of safety glazing, and signs of moisture penetration.  A representative number of windows are examined for operation, presence of safety glazing, signs of moisture penetration, and compliance with secondary egress requirements.

The inspection of the bathrooms includes condition of grout, tile, and flooring; adequacy of caulking; adequacy of ventilation; and signs of excessive moisture.  Operation of fixtures is part of the Plumbing system inspection.

Interior observations

INTERIOR.

Walls & Ceilings.

The interior paint is generally in serviceable condition, but because of normal wear and tear, some painting may be needed after the Owner moves out.  

The walls and ceilings showed less cracking than typically observed in houses of this age.  

In the master bedroom, paint appears to have been applied over wallpaper.  Over time, this condition may cause the wallpaper to release from the walls.  


Floors/Floor Coverings.   

The tile flooring in the entry hall and master bathroom showed no obvious problems.  

The tile flooring in the hall bathroom showed some cracked/loose tiles, but is in serviceable condition.  

The wood flooring in the kitchen, family room, living room, and bedrooms shows some surface wear, but is generally in satisfactory condition.  

The resilient flooring in the laundry and half bathroom is in serviceable condition.  

The floors in the master bedroom and den are noticeably uneven. It is difficult to determine during a one-time visit when the unevenness of the floors developed or if movement will continue to occur.   See comments in the Structural section of this report.  


Fire/Smoke Detectors.   

Fire/smoke detecting devices are installed in the hall and family room. These devices were not tested.  In recent construction, fire/smoke detecting devices are required to be installed in all bedrooms, in hallways within 15’ of bedroom doors, and on every level. It is recommended additional devices be installed in all bedrooms for improved fire safety.  New batteries should be installed in all detectors upon taking possession of the property, and should be changed annually thereafter.



�



DOORS.



Entry.   

The fiberglass entrance door closes, latches, and is weatherstripped.  

The doorbell functioned.  

Exterior.

The left hall exterior door operated easily.  This door is ‘hollow-core’ and is not considered secure or durable in an exterior location. The door is delaminating and needs to be replaced. Normally, a solid-core door would be installed in an exterior location.  

Sliding Glass.   

The sliding glass doors are on the inside track, making them more difficult to remove from the exterior than doors installed on the outside track.    Consider installing secondary locks for improved security.  These doors functioned easily.  

Thermal-pane glass is installed in these doors.  See comments below regarding the windows.  

Interior.   

A random sampling of interior doors were operated.  The doors tried opened and latched properly.  

The kitchen/dining room pocket door needs adjustment to function properly.   The other pocket doors moved properly.  

WINDOWS.

Components.   

The replacement windows have been caulked to the exterior rather than being installed with a flashing beneath the exterior siding as is standard practice in new construction.  With this installation, it is essential the windows be kept well caulked as the caulking is the only barrier provided to prevent moisture penetration around the windows.  

Thermal-pane glass is installed in the windows throughout the house except the upper living room window.  It is possible for the thermal seals to have failed but for the failure to not be perceivable under the particular climatic conditions on the day of inspection.  No comment can be made regarding the future performance of thermal-pane glass.  

Operation.   

A random sampling of windows were operated, and opened and latched properly.  

Moisture Penetration.   

The windows showed no signs of moisture penetration from the exterior.  

BATHROOMS.

Master Bathroom.   

The bathroom showed no obvious problems.   Ventilation for the bathroom is provided by an operable window.  

Hall Bathroom.   

The bathroom showed no obvious problems.  Ventilation for the bathroom is provided by an operable window.  

Half Bathroom.   

Ventilation for the bathroom is provided by a ventilation fan that appears to be ducted to the exterior.  The ventilation fan was noisy when operating.  

�Kitchen & Laundry

description of kitchen & laundry

Kitchen Appliances Present:	(Electric Oven   (Electric Cooktop   (Waste Disposer   (Dishwasher

Laundry Hookups Present:	(220 Volt Circuit for Dryer   (Gas Piping for Dryer   (Dryer Vented to Exterior   

	(120 Volt Circuit for Washer   (Hot and Cold Water Supply for Washer

description of items inspected                                                                                                       

Kitchen appliances are tested by turning them on for a short period of time.  Laundry facilities are checked for presence and type of available hookups.  Testing of microwave ovens, refrigerators, freezers, washing machines, and dryers is beyond the scope of this inspection.  Self-cleaning and continuous-cleaning oven cycles, thermostats, timers, clocks, and other specialized features are also beyond the scope of this inspection.  The effectiveness, efficiency and overall performance of appliances are outside the scope of this inspection.  It is strongly recommended that a Homeowner’s Warranty or service contract be purchased to cover the operation of appliances.  It is further recommended that appliances be tested during any scheduled pre-closing walk through.  Like any mechanical device, appliances can malfunction at any time (including the day after taking possession of the property).

kitchen & laundry observations

KITCHEN.

Sink.   

The enamel finish on the sink is chipped.  

Counters.   

The tile counters are in serviceable condition.  Grout should be resealed periodically to prevent moisture penetration.  

Oven.   

The elements in the electric oven heated.  

Cooktop.   

The electric cooktop burner elements heated.  

Vent.   

A vent hood is installed above the cooktop.  The vent operated.  The filter screen needs to be cleaned.  

A greasy filter/vent can quickly transfer a pan fire to the structure.  The vent and vent filter require periodic cleaning.  

It is recommended a fire extinguisher be stored in the kitchen for improved fire safety.  

Waste Disposer.   

The waste disposer functioned.  

Dishwasher.   

The dishwasher was operated and appears to be in serviceable condition.  

No leaking was detected when the dishwasher was partially cycled; however, signs of past leakage were visible.  Consult the Owner for further information.

The dishwasher has an air gap device, which provides a separation between supply and waste water.  

LAUNDRY.

If an electric dryer is installed, the gas pipe at the dryer location should be capped to prevent accidental release of gas.  
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