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REPORT OVERVIEW 

THE HOUSE IN PERSPECTIVE 

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

Satisfactory - Indicates the component is functionally consistent with its original purpose, and may show signs of light to 

normal wear/tear and deterioration. 

Adequate - Indicates the component is functionally consistent with its original purpose, but may show signs of moderate to 

heavier wear/tear and deterioration, with possible maintenance needed/suggested. 

Marginal - Indicates the component will probably require repair or replacement anytime within five years. (CLC) 

Poor - Indicates the component will need repair or replacement now or in the very near future. (CLC) 

 

Major Concern: A system or component which is considered significantly deficient or is unsafe. Significant 

deficiencies need to be corrected and, except for some safety items, are likely to involve significant expense. (CLC) 

Safety Issue:  Denotes a condition that is unsafe and in need of prompt attention. Recommend repair/adjustment. (CLC) 

Repair: Denotes a system or component which is missing or which needs corrective action to assure proper and 

reliable function. Recommend repair/replacement. (CLC) 

Improve:  Denotes improvements which are recommended but not required.  

Monitor:  Denotes a system or component needing further investigation and/or monitoring in order to determine if 

repairs are necessary. Recommend professional evaluation. (CLC) 

Deferred Cost: denotes items that have reached or are reaching their normal life expectancy or show indications that 

they may require repair or replacement anytime during the next five (5) years. (CLC) 

 

(CLC): Contact the appropriate licensed contractor/technician for evaluation and/or repair/replacement if/as needed.  

 

NOTE: More than one box checked in a section, indicates that there are several different conditions within that system.  
 

EXAMPLES: If both the Satisfactory and Poor boxes are checked for “Condition”, that means that the system has both 

Satisfactory and Poor aspects to it. If both Concrete and Brick are checked for “Material”, both of those materials exist within 

that system. 

 

THE SCOPE OF THE INSPECTION 

All components designated for inspection in the ASHI Standards of Practice are inspected, except as may be noted in the 

“Limitations of Inspection” sections within this report. 

It is the goal of the inspection to put a home buyer in a better position to make a buying decision.  Not all improvements will be 

identified during this inspection.  Unexpected repairs should still be anticipated.  The inspection should not be considered a 

guarantee or warranty of any kind. 

 

Please refer to the pre-inspection contract for a full explanation of the scope of the inspection. 

 

BUILDING DATA 

Approximate Age: 1924 - 89 years 

Style: Single Family 

Main Entrance Faces: North 

State of Occupancy: Occupied   

Weather Conditions: Sunny   

Recent Rain: No 

Ground cover: Dry, Temperature: Over 60ºF 

 

 Electric Main:              W side, NW corner      

              Gas Main:                        Front (N), NW corner 

              Water Main:                     Front (N), NE corner 
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IMPROVEMENT RECOMMENDATION HIGHLIGHTS / SUMMARY 

-The following is a list of the recommendations we believe to be the most important. Those recommendations should not be 

considered the only significant items. You should establish your own priorities after thoroughly studying this report, reviewing 

all the recommendations in the report, and consulting experts or specialists as desired. 

 

-Under each main heading listed below, there is a sub heading which indicates which section of the report the information can be 

found. 

MAJOR CONCERNS 
 

None 

 

 

SAFETY ISSUES 
 

Grounds/Exterior 

 Safety Issue:  The front porch metal guard railings are low for modern safety standards, and the balusters have gaps which 

could pose a safety issue for smaller children. There are many safety measures which have been upgraded over the years.  It 

doesn’t mean you have to reconstruct those issues, just be cognizant of them. Recommend implementing extra safety 

measures as needed. (See Supplemental material/diagrams at the end of the report for more info) 

 Safety Issue:  Recommend using anti-slip paint or anti-skid strips or for the front steps which can become slick/slippery 

after a rainfall due to the slickness of the paint.   

 Safety Issue:  The front and rear step railings have gaps between the balusters which could pose a safety issue for smaller 

children. The rear railing flat wood tops are also considered not ideal for gripping and are considered low for modern safety 

standards. Recommend adding safety measures as needed.  

 Safety Issue:  There is a lip at the top of the concrete stairwell leading to the laundry/maintenance area, which could pose a 

trip hazard. Recommend caution at this step. Also, the safety railings for these steps have gaps which could pose a safety 

issue for smaller children above the stairwell. The steps also are missing step railings. Recommend adding safety measures 

as needed. 

 Safety Issue:  The height of the rear wood deck (rear porch) safety railings is considered slightly low for modern safety 

standards, and the baluster spacing could pose a safety issue for smaller children.  

 Safety Issue:  The lower windows around the home (adjacent to the walkways) are not tempered. Recommend safety film 

or tempered glass be applied whenever a glass pane is within an impact prone area. See Supplemental info at the back of the 

report for more details on Safety Glazing. 

 

Kitchen 

 Safety Issue:  The entryways into the kitchen have a lip which could be tripped over. Recommend caution when entering. 

 

Laundry 

 Safety Issue:  A plastic dryer vent was used. Recommend replace with rigid or semi-rigid metal vent with no screws 

impeding in the airflow. SEE website for more detail:  http://www.ashireporter.org/articles/articles.aspx?id=161 

 Safety Issue:  The washer drain piping was hung into the sink area which could pose a cross connection if the sink drain 

ever clogs. Recommend raising drain piping above sink edging so siphoning can’t occur or having plumber bring up to 

modern safety standards, which includes a stand pipe for drainage.  

 Safety Issue:  Open grounds were observed within the laundry area. Recommend electrician ground all outlets and bring up 

to modern safety standards. 

 Safety Issue:  The ceilings are low within the laundry area, and there is a light fixture by the sink which could pose a head 

bumping issue. Recommend caution. 

 

Rooms 

 Safety Issue: All of the living room windows have glass panes which are low, and appear to be untempered (as can be seen 

with a tempered stamp in one of the glass corners). This period design aspect was a way to allow more light into a room. We 

recommend (for the lower panes) either a safety film be applied or be replaced with tempered safety glass. 

http://www.ashireporter.org/articles/articles.aspx?id=161
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 Safety Issue:  Some of the decorative glass in the side, thin storage area/closets directly adjacent to the front door (in the 

foyer) is also low and would be considered to be within an area of higher potential impact. We recommend a safety film be 

applied (if possible) or using caution in this area.   

 Safety Issue:  There are open grounds present. Recommend a licensed electrician ground all outlets. There is always a 

chance of shock with ungrounded outlets. 

 Safety Issue:  Front windows open to a small metal planter deck. Recommend caution be used if younger children are 

present – deck could be a potential safety issue. 

 Safety Issue:  All of the windows have lower glass panes which would be considered to be in areas of higher potential 

impact. Recommend a safety film be applied for the lower panes or replaced with tempered safety glass. 

 Safety Issue:  We recommend a safety film be applied to all low glass. 

 Safety Issue:  There are open grounds present. Recommend a licensed electrician ground all outlets.  

 Safety Issue:  Smoke detectors are missing. 

 Safety Issue:  The front N windows have low glass and the exterior metal planter deck could be safety issues for smaller 

children. 

 

Interior 

 Safety Issue: The glass in several interior doors appears to be untempered (as can be seen with a tempered stamp in one of 

the glass corners). We recommend the glass in areas of potential impact be replaced with safety glass or that protective 

safety films be applied to the glass in these areas. 

 Safety Issue:  The handrails to the upstairs (bedroom floor) are considered low for modern safety standards. You are not 

required to adjust existing structures which are not up to modern standards but upgrades are always suggested.. 

 Safety Issue:  The upstairs landing safety railing is shorter than modern safety standards suggest. Recommend caution. 

 Safety Issue:  The handrails leading downstairs to the laundry area are open ended, which could catch clothing. While this 

might only be a nuisance going up the staircase, it could be a safety hazard going down. Recommend caution. (See 

Supplemental Info at the back of the report for more detail)  

 

 

REPAIR ITEMS 
 

Grounds/Exterior 

 Repair:  The front porch gate doesn’t close all the way or latch. Recommend repair as needed. 

 Repair:  The front porch top step has a crack in its material, across the top. Recommend painting maintenance/ repair as 

needed. 

 Repair:  Any foliage or branches which are in contact with the siding should be trimmed away from the house.  

 Repair:  The screened weather cap showed moderate rusting. Also, there appears to be an open area to its R (see photo) 

which was uncovered. Recommend chimney professional evaluate chimney for any repairs needed. 

 Repair:  There is a cracked window pane on the W side, second set of windows. Recommend replace cracked pane. 

 Repair:  The wood encasement for the main exterior electric panel showed wood rot on its door. Recommend replacing any 

damaged wood. 

 Repair:  The dryer vent hood shows damage as seen on the W side. Recommend replace. 

 Repair:  The roof flashing showed rusting/deterioration. Since the roofing material is also older, we recommend roofer 

evaluate for roof and flashing replacement.  

 Repair:  The NW gutter lets out directly adjacent to the garage foundation, as well as the entrance to the garage door. With 

heavier rain there is a chance of water possibly getting into the garage. Recommend redirecting the extension end and 

adding a splash block or longer extension to direct water away. 

 

Garage 

 Repair:  Outlets were not GFCI. Recommend a licensed electrician bring all garage outlets up to modern safety standards. 

 

Kitchen 

 Repair:  There was a leak at the base of the kitchen faucet (as observed when turned on). Recommend repair.  

 Repair:  The outlet to the L of the stove was an open ground. Recommend electrician ground all outlets.  

 

Bathrooms 

 Repair:  The exhaust fan is missing its cover. Recommend replace. 

 Repair:  The E window, S end is stuck closed. Recommend repair to full functionality as desired. 
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Rooms 

 Repair:  The glass paned doors (to foyer) need wall/door stops. Recommend adding. 

 Repair:  The recessed light bulb and fixture above the NE, R side closet doors is askew and the bulb is in contact with 

fixture inside covering. Recommend repair. 

 Repair:  The windows are missing hardware: lock and handles. Recommend adding for proper functionality. 

 Repair:  The E side window is missing hardware and is painted shut. Recommend repair to proper functionality. 

 Repair:  Door sticks when opening/closing. Recommend adjust/repair if possible for smooth function. 

 

Interior 

 Repair: There was no damper observed for the fireplace. We recommend one be installed. 

 Repair:  Smoke and CO detectors were missing. Recommend adding according to modern safety standards. 

 

Crawlspace 

 Repair: The subarea ventilation is minimal. There were louvered foundation vent screens as well as flat ventilation screen 

observed. Louvered vents may reduce the flow of air and sunlight necessary for good subfloor ventilation. Screened vents 

with 1/4-inch corrosion resistant mesh are preferred for proper ventilation. Recommend the louvered vents be replaced with 

modern screen vents to improve subarea ventilation. 

 Repair:  There are open junction boxes within the crawlspace. Recommend the unenclosed electrical connections be 

checked by a qualified electrician and all junction boxes be covered as needed. 

 

Electrical 

 Repair: There are several ungrounded (“open ground”) outlets in the house.  

 

 

IMPROVEMENT ITEMS 
 

Grounds/Exterior 

 Improve:  The retaining walls don’t appear to have any weep holes to allow for water pressure release. Recommending 

adding weep holes to the retaining wall. 

 Improve:  The chimney was wider than 30”. Recommend a cricket for the high side of the chimney. 

 Improve:  Several gutter extensions let out directly adjacent to the property. Recommend splash blocks or extensions be 

added for additional water diversion away from the foundation wall. 

 Improve:  Recommend area drains be implemented if any ponding of water is observed around the perimeter. 

 Improve:  The ventilation appeared very minimal with soffit vents observed at the rear. Recommend roofer evaluate for 

more venting. 

 

Garage 

 Improve:  Garage door was manual. Recommend adding automatic garage door opener for ease of use, as desired. 

 

Kitchen 

 Improve:  The extended pop-out insulated windows have failed. Recommend replace as desired. (See INTERIOR for more 

info on insulated windows) 

 

Laundry 

 Improve:  There was no exhaust fan present in the laundry area. Recommend adding. 

 

Bathrooms 

 Improve:  No exhaust fan in the bathroom. Recommend adding for moisture and odor control. 

 

Rooms 

 Improve:  The Living Room fireplace did not have a damper. Recommend adding. (See INTERIOR section for more 

information on the fireplace) 

 Improve:  No door stop. Recommend adding. 
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Interior 

 Improve: Only minimal ventilation is provided to the attic area. Recommend additional ventilation be provided. 

 

Crawlspace 

 Improve:  Rat proofing material or plastic covering can be used for ground cover under the house, to keep out pests and 

diminish any mildew smells which could develop with moist ground. 

 Improve:  As is typical of this age of construction, the undersides of the floors are not insulated, nor is there a vapor barrier 

present. The installation of under-floor insulation can help reduce heating costs. 

 

Electrical 

 Improve: The bedroom circuits are not protected by Arc Fault Circuit Interrupter (AFCI) breakers. We suggest AFCI 

protection be provided. Several local building departments are requiring AFCI protection if a service is upgraded. 

 

 

ITEMS TO MONITOR 
 

Grounds/Exterior 

 Monitor: The service walks show typical wear/tear and settling cracks, with the concrete portions, and some 

displacement/heaving with the stone/brick sections. Overall they are in functional condition. Keep in mind that a slight 

heaving of material (predominately in the stone walkways) could potentially be a trip hazard. Recommend caution when 

walking in these areas and correcting any heavily displaced stones for a smooth walking surface.  

 Monitor:  The porches are supported by wood framing which appeared to be in overall adequate and functional condition. 

For a more detailed wood inspection, we recommend a pest report. 

 Monitor:  The rear wood porch (deck) ledger is nailed to the home rather than secured with bolts. Also, several of the 

hanger nails were rusted. We recommend a qualified contractor evaluate for any adjustments/repairs needed. 

 Monitor:  There is a sprinkler at the edge of the first step to the front porch which could pose a trip hazard when active. 

This sprinkler could also make the step slippery. Recommend using caution. 

 Monitor:  The rear wooden steps and balcony (and balcony supports) were in functional condition but were showing 

wear/tear. The first platform step-up was tilted and showed damage. 

 Monitor:  Recommend periodically cleaning any moss which might accumulate on any of the stairs around the property, so 

as to avoid a slipping hazard.  

 Monitor:  Most of the wood fencing on the W side of the home is covered with plants and not visible. No representation can 

be made. 

 Monitor:  The rear W side gate posts are close to ground level. Any wood which comes into contact with the ground has a 

greater chance of accelerated deterioration. 

 Monitor:  There are two larger landscaping slopes associated with the home. The high sides are N and E, the SW corner 

being the lowest spot. Keep in mind that water runs downhill. Even with correct or positive grading directly adjacent to the 

house, and corrective measures implemented (such as curbs added), water could still find its way into a foundation and its 

adjacent structures below ground. We always recommend a drainage specialist be called when larger than normal water 

intrusion signs can be seen on the foundation walls, for possible measures to help in any drainage issues (such as using a 

French drain system). 

 Monitor:  Recommend maintaining a positive grading directly adjacent to house, which includes built-in planter boxes. 

 Monitor:  There is a small ravine/concrete basin directly adjacent to the house on the E side. It appears to have been 

designed to help move water away from the house, but is directly next to the wall which would still allow for moisture 

intrusion into the foundation and structure, due to its proximity.  

 Monitor:  We observed faulty grade conditions. Recommend a careful examination of potential faulty and marginal grade 

areas be made by a qualified pest control firm. 

 Monitor:  Anti-siphon devices were missing on the spigots. Recommend adding where needed. 

 Monitor: Several rain gutter downspouts are directed into smooth-walled subsurface drain lines.  

 Monitor, Repair:  Rusting was observed in some of the gutters, with some standing water (rear gutters). Standing water 

could mean an incorrect pitch or just an obstruction from debris within the gutter itself or extension. Incorrect pitches should 

be adjusted as needed for proper function.  

 Monitor: Normal repaired stucco cracking was observed in several places. Periodic repair of stucco cracking should be 

expected as part of routine maintenance. 

 Monitor:  The building exterior appears to have been recently painted.  

 Monitor:  There was wood rot/damage observed on the trim boards above the rear wooden deck/porch. Recommend pest 

inspection be done for full scope of wood damage and repairs needed. 
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 Monitor:  There was no weep screed present on the exterior, and the yard material is against the side of the house stucco.  

 Monitor:  A few of the soffit vents/screens were partially painted over. Always try and keep the soffit vent screens clear of 

any blockages such as debris or paint, which can lessen the ventilation. 

 

Roof 

 Monitor:  There was some moss present at the rear edge of the flat roof portion. 

 Monitor:  Periodically check gutters for debris and clean as needed for proper function. 

 

Garage 

 Monitor:  Half of the garage flooring (R side) was visible - There was carpeting which was pulled up at the time of the 

inspection. There were typical cracks with no large displacements observed. 

 Monitor:  Foliage/branches and plant debris should be kept clear from the garage siding. Tree branches can cause exterior 

damage by rubbing onto siding/roofing and block gutters with their leaves/droppings. Plant debris can harbor moisture and 

mold, which in turn can accelerate deterioration of structures. 

 

Laundry 

 Monitor:  There is an area drain directly outside the maintenance door (to the exterior) which appears to be at the low end 

of the sloping basement floor. This set up, ideally, would catch any water spilled onto the basement floor area. Keep in mind 

that we do not test floor drains, and recommend they be tested for blockage. If a floor drain emits an odor of sewer gas, it 

may be connected to plumbing drains and the drain trap may have dried out. The drain trap may be primed by pouring water 

into the drain and the trap seal maintained by pouring a small amount of mineral oil into the trap on top of the water to 

prevent evaporation.  

 

Interior 

 Monitor:  Most of the windows are single paned however there are a few windows/ and the back glass door which are dual 

glazed/double paned. There were failed insulated windows on the E side, off the kitchen. Replace as desired. 

 Monitor:  Fireplaces should be checked periodically by a licensed chimney sweep or qualified chimney contractor.   This 

should be done annually if they are used regularly (once a week or more).  They should also be inspected after any 
indications of movement from settling or earthquake activity.  Determinations as to whether fireplaces or chimneys have 
adequate draw, or are subject to smoking, or as to the soundness of chimney flue tiles, brickwork or sheet metal are beyond 

the scope of our inspection.   

 Monitor:  Some areas of sheathing, examined from the attic, had what appeared to be older water damage, but overall it was 

in functional condition. Stains are common in attic areas and do not necessarily indicate active leakage. Monitor for future 

leaks. 

 Monitor:  There was what looked like an open exhaust fan box within the attic space. Recommend electrician evaluate. 

 Monitor:  Both Romex and older knob and tube wiring was observed in the attic space. The knob and tube was covered 

over by the insulation which could be a safety issue. As to the percentage of transition from older wiring to newer was not 

known. Recommend electrician evaluate/repair, for safe removal of insulation (on top of active wiring), or upgrading all 

wiring system to Romex. 

 

Crawlspace 

 Monitor: We observed efflorescence and spalling on several of the foundation walls (newer, capped and original walls) in 

the crawlspace, as well as moist ground spots, indicating some moisture intrusion. Some efflorescence is very 

typical/normal.  

 Monitor: The foundation supporting this structure is older poured concrete, and outdated by modern standards. 

 Monitor: This house is 89 years old. Some of the stem walls appear to be newer than others. As to whether it was a cap or 

new foundation was undetermined. With capping, the original foundation investigation is not possible. Recommend 

contractor/engineer evaluate for remaining life expectancy.  

 Monitor:  There were anchor bolts observed here and there as well as some extra retrofitting supports. As to whether or not 

complete seismic bolting has been implemented, and to what capacity there efficacy, is beyond the scope of a home 

inspection. The washers used for the bolts were round. Newer standards require a square washer as it is less likely to split 

the sill plates during an earthquake.  

 Monitor:  There were extra joist bracings observed here and there. The integrity of a home’s structural components is 

beyond the scope of a normal home inspection.  Recommend contractor/engineer evaluate for full structural details as 

desired. 

 Monitor: There are several stains on the subarea framing apparently indicating previous water entry or leakage. A current 

pest control report should be consulted concerning the presence of decay or other moisture related damage. 



1000 Quaint Rd. Oakland CA, 94610     Page 9 of 40 

This confidential report is prepared exclusively for Mr. and Mrs. Homebuyer  
© 2013 BETTER HOME INSPECTIONS Inc. 

 Monitor:  The electrical configurations under the home are sporadic, with some hanging/draping wires being observed. 

Recommend a licensed electrician evaluate all electrical wiring configurations. 

 

Plumbing 

 Monitor: Some of the water supply piping inside the building is galvanized steel. 

 Monitor:  ABS and galvanized piping was used for the drain system; however it emptied out into the original cast iron drain 

pipe under the house. Due to the age of this house, it is recommended to get a video investigation done from a licensed 

plumber of the cast iron drains for deterioration. 

 Monitor:  The water piping above the water heater does not appear to be bonded as is typically required in new 

installations. The connective wiring could be elsewhere, but the grounding configuration is typically done at the water 

heater, which include both the hot and cold water lines as well as the gas line. See diagrams at the back of the report. We 

recommend proper bonding clamps and wiring be installed for electrical safety if not present. 

 Monitor: Recommend monitoring the angle stops used in the plumbing system. 

 

Heating 

 Monitor: The furnace was in functional condition. The expected life span of a gas, forced air furnace is 15 to 20 years. 

Comprehensive evaluation can only be obtained by dismantling or specialized testing, which is beyond the scope of this 

home inspection. 

 

Electrical 

 Monitor: Knob and tube wiring is installed in this house. 

 

 

DEFERRED COST ITEMS 
 

Roof 

 Deferred Cost:  The main asphalt shingle roof was showing moderate wear/tear, but appeared to be in overall still 

functional condition at the time of inspection. Keep in mind that the typical life expectancy of an asphalt shingle roof is 15 – 

20years. The roof steepness does also factor in, allowing the roofing material to last longer with steeper pitched roofs. The 

rear tar and gravel roof shows wear/tear, and has appeared to have reached its life expectancy, as seen by blistering and 

damage. No leaks were observed at the time of the inspection. Recommend roofer evaluate existing material and budgeting 

for new roofs in the near future.  
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SERVICE WALKS   

Material:  Concrete  Flagstone  Gravel   Brick  Dirt 

Condition:  Adequate  Marginal  Poor  Trip Hazard  Typical cracks 

  

 Monitor: The service walks show typical wear/tear and settling cracks, with the concrete portions, and some 

displacement/heaving with the stone/brick sections. Overall they are in functional condition. Keep in mind that a slight 

heaving of material (predominately in the stone walkways) could potentially be a trip hazard. Recommend caution when 

walking in these areas and correcting any heavily displaced stones for a smooth walking surface.  

Heaving is the displacement of material, typically concrete or stone, in which the edges are not flush with each other and 

produce a lip which can be tripped over. More people are injured by trips and falls than any other hazard. 

 

                                         Trip hazards 

 

 DRIVEWAY/PARKING   

Material:  Concrete  Asphalt  Gravel/Dirt   Brick   

Condition:  Adequate  Marginal  Poor  Settling Cracks   Typical cracks           

  Pitched towards home (See remarks)  Trip hazard   Fill cracks and seal 

 The driveway (both the brick and concrete portions) shows typical wear but is in functional condition.  

  

PORCH (ES)    

Support Pier:  Concrete  Wood  Metal  None (alcove style porch) 

Condition:  Satisfactory  Marginal  Poor  Railing/Balusters recommended 

Floor:  Satisfactory  Marginal  Poor  Safety Hazard 

 Safety Issue:  The front porch metal guard railings are low for modern safety standards, and the balusters have gaps which 

could pose a safety issue for smaller children. There are many safety measures which have been upgraded over the years.  It 

doesn’t mean you have to reconstruct those issues, just be cognizant of them. Recommend implementing extra safety 

measures as needed. (See Supplemental material/diagrams at the end of the report for more info) 

There are many aspects of older homes which don’t meet current safety standards. You are not required to adjust existing 

(original) issues unless new construction is performed for repairs/upgrades. It is always recommended however that 

components/deficiencies be brought up to modern safety requirements. 

Plastic railing guards are one way to safety proof spaces for smaller children. 

 

 Repair:  The front porch gate doesn’t close all the way or latch. Recommend repair as needed. 

 

 Monitor:  The porches are supported by wood framing which appeared to be in overall adequate and functional condition. 

For a more detailed wood inspection, we recommend a pest report. 

Concrete, brick, tile, and other masonry stairs, landings, and decks are often supported by wood framing. A membrane is 

typically placed over the framing to prevent moisture entry and damage. This membrane is typically not visible. The framing 

beneath should be checked regularly for signs of water penetration. Any cracks or openings in these surfaces should be caulked 

or filled to prevent water entry. 
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 Monitor:  The rear wood porch (deck) ledger is nailed to the home rather than secured with bolts. Also, several of the 

hanger nails were rusted. We recommend a qualified contractor evaluate for any adjustments/repairs needed. 

A ledger is the board or framing member that secures a deck or porch to the home. Deck and porch ledgers should be securely 

bolted to the home to prevent injuries from failure. If nails are the only method used to secure the ledger, then a contractor or 

engineer review is recommended for safety. 

 

                                 Under the back porch/Nailed ledger board 

 

STOOPS/STEPS  None one  Uneven risers  Damaged/Rotted     Cracked      Settled 

Material:  Concrete  Wood Brick        Railing/Balusters recommended 

Condition:   Satisfactory  Adequate  Marginal        Safety Hazard 

 

 The rear stairs and decking are a treated wood, which appears to be in satisfactory and functional condition.  

Wood will rot when it is exposed to moisture and in contact with soil or other material which prevents the wood from drying out. 

The only (partial) exception is ground contact, pressure-treated lumber. However, even such "treated" lumber is usually not 

fully impregnated with wood preservatives and subject to some wood rot damage. 

 

 Safety Issue:  Recommend using anti-slip paint or anti-skid strips or for the front steps which can become slick/slippery 

after a rainfall due to the slickness of the paint.   

 

 Safety Issue:  The front and rear step railings have gaps between the balusters which could pose a safety issue for smaller 

children. The rear railing flat wood tops are also considered not ideal for gripping and are considered low for modern safety 

standards. Recommend adding safety measures as needed.  

 

 Safety Issue:  There is a lip at the top of the concrete stairwell leading to the laundry/maintenance area, which could pose a 

trip hazard. Recommend caution at this step. Also, the safety railings for these steps have gaps which could pose a safety 

issue for smaller children above the stairwell. The steps also are missing step railings. Recommend adding safety measures 

as needed. 

Staircases with four or more steps should have handrails on at least one side, which are between 1 1/4 and 2 inches wide. 

Handrails should be placed and shaped so they can be readily grasped for safety. Handrails should be 34 to 38 inches above the 

leading edge of the stairway treads. Handrails should return to the railing or post or to the ground. Handrails should not end in 

a projection which could be hooked by clothing.  Modern building standards call for guard railings at least 42 inches high at 

every deck, stair, or landing more than 30 inches above an adjacent surface, and for openings in the rail to be less than 4 inches 

in diameter. Large railing openings which may allow a child to fall through should be modified for safety. This standard was 

recently changed from 6 inches to 4 inches as it was found that small children can slip through a 6 inch opening. 

 Repair:  The front porch top step has a crack in its material, across the top. Recommend painting maintenance/ repair as 

needed. 

 

 Monitor:  There is a sprinkler at the edge of the first step to the front porch which could pose a trip hazard when active. 

This sprinkler could also make the step slippery. Recommend using caution. 

 

 Monitor:  The rear wooden steps and balcony (and balcony supports) were in functional condition but were showing 

wear/tear. The first platform step-up was tilted and showed damage. 
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 Monitor:  Recommend periodically cleaning any moss which might accumulate on any of the stairs around the property, so 

as to avoid a slipping hazard.  

Moss not only causes slippery surfaces on sidewalks and stairs, but also decomposes wooden structures.  

See:  http://www.ehow.com/remove-moss/ , for moss removal tips. 

 

 PATIO   

Material:  Concrete   Flagstone  Kool-Deck
®

  Brick   

Condition:  Satisfactory  Marginal  Poor  Settling Cracks  Trip hazard 

 

 The rear concrete patio slab squares have newer wood spacers. Deterioration of these wood spacers over time could create a 

lip which can be tripped on. Any slight heaving of the slabs could also cause a trip hazard. Recommend replacing any 

damaged wood spacers as needed. 

 

DECK/BALCONY (flat, floored, roofless area)   None  Not visible 

Material:  Wood   Metal  Composite  Railing/Balusters recommended 

Finish:  Treated                Painted/Stained   

  Improper attachment to house  Safety Hazard  Railing loose 

Condition:  Adequate  Marginal  Poor  Wood in contact with soil 

 Safety Issue:  The height of the rear wood deck (rear porch) safety railings is considered slightly low for modern safety 

standards, and the baluster spacing could pose a safety issue for smaller children.  

 

FENCE/WALL   

Type:  Brick/Block  Wood  Metal  Chain Link  Rusted   Vinyl 

Condition:  Satisfactory  Marginal  Poor  Typical cracks   Loose Blocks/Caps  

Gate:  N/A  Satisfactory  Marginal  Poor  Planks missing/damaged 

 Monitor:  Most of the wood fencing on the W side of the home is covered with plants and not visible. No representation can 

be made. 

 

 Monitor:  The rear W side gate posts are close to ground level. Any wood which comes into contact with the ground has a 

greater chance of accelerated deterioration. 

 

LANDSCAPING AFFECTING FOUNDATION  (See remarks) 

Negative Grade:  East   West  North  South  Appears Satisfactory 

   Recommend additional backfill  Recommend window wells/covers  Trim back trees/shrubberies 

   Wood in contact with/improper clearance to soil  

 Repair:  Any foliage or branches which are in contact with the siding should be trimmed away from the house.  

Branches can cause exterior damage by rubbing onto siding, and any plant contact can be direct access to siding for pests. 

 

 Monitor:  There are two larger landscaping slopes associated with the home. The high sides are N and E, the SW corner 

being the lowest spot. Keep in mind that water runs downhill. Even with correct or positive grading directly adjacent to the 

house, and corrective measures implemented (such as curbs added), water could still find its way into a foundation and its 

adjacent structures below ground. We always recommend a drainage specialist be called when larger than normal water 

intrusion signs can be seen on the foundation walls, for possible measures to help in any drainage issues (such as using a 

French drain system). 

Negative grading is the sloping of ground surfaces towards a home’s foundation, which can cause water penetration/damage in 

the foundation stem walls, basement and/or crawl space structures. 

 

 Monitor:  Recommend maintaining a positive grading directly adjacent to house, which includes built-in planter boxes. 

 

 Monitor:  There is a small ravine/concrete basin directly adjacent to the house on the E side. It appears to have been 

designed to help move water away from the house, but is directly next to the wall which would still allow for moisture 

intrusion into the foundation and structure, due to its proximity.  

 

 

 

 

http://www.ehow.com/remove-moss/
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 Monitor:  We observed faulty grade conditions. Recommend a careful examination of potential faulty and marginal grade 

areas be made by a qualified pest control firm. 

A faulty grade (where the exterior soil level is above the top of the concrete or masonry foundation) can allow moisture 

penetration, leading to decay and termite infestation. The standard in new construction is for the top of the foundation to be at 

least 6 inches above the soil level. Removal of soil adjacent to the foundation can eliminate a faulty grade condition, but it may 

also direct surface water toward the foundation. Typical repair methods include: a concrete cap on top of the foundation to raise 

it above the exterior soil level; a concrete curb outside the foundation to act as a moisture barrier; or a low concrete or wood 

retaining wall to hold soil away from the foundation. A qualified contractor should be consulted as to the appropriate repair 

method.  

 

RETAINING WALL   Material:   Brick                    Drainage holes recommended 

Condition:  Satisfactory  Marginal  Poor  Safety Hazard  Leaning/cracked/bowed 
(Relates to the visual condition of the wall) 

 The brick retaining walls/planters at the rear of the property are decorative only and wouldn’t directly affect the foundation 

if damaged. 

 

 Improve:  The retaining walls don’t appear to have any weep holes to allow for water pressure release. Recommending 

adding weep holes to the retaining wall. 

The design of the retaining wall should incorporate provisions for drainage of water that normally accumulates behind the wall. 

Otherwise, the hydrostatic pressures built up will cause structural failure of the wall. Drainage may be provided by installing 

continuous perforated drain lines at the lower portion of the wall, and backfilling the areas with stone and gravel. In concrete 

retaining walls, the perforated pipe is replaced by weep holes in the bottom of the walls that allow the water to exit through the 

front of the wall. The grade or soil at the base of the drainage system behind the wall should direct any water that accumulates 

to the weep holes. Unfortunately, retaining walls are often built with inadequate drainage provisions. The gravel backfill or the 

drain line may be omitted, or the weep holes may be too few or too small to be effective. The weep holes should be kept clear so 

that the water behind the wall can adequately drain. 
 

 HOSE BIBS   None  No anti-siphon valves  Recommend adding 

Operable:  Yes  No  Not tested  Not on 

 Monitor:  Anti-siphon devices were missing on the spigots. Recommend adding where needed. 

An anti-siphon valve is a device that prevents liquid from returning to the line it came from, if a siphoning occurs.  

 

GENERAL COMMENTS  
 

See above for all comments. 
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CHIMNEY(S)   None Location(s): West 

Viewed From:  Roof  Ladder at eaves  Ground (Inspection Limited)   With Binoculars 

Rain Cap/Spark Arrestor:  Yes  No  Recommended 

Chase:  Brick/Stucco  Stone  Metal  Blocks   Framed 

Evidence of:   Holes in metal  Cracked chimney cap  Loose mortar joints  Flaking  Loose Brick  Rust 

Flue:  Tile  Metal  Unlined  Not visible 

Evidence of:   Scaling  Cracks  Creosote  Not evaluated (See remarks page) 

  Have flue(s) cleaned and re-evaluated  Recommend Cricket/Saddle/Flashing 

Condition:  Adequate  Marginal  Poor                       Recommend cleaning 

 Repair:  The screened weather cap showed moderate rusting. Also, there appears to be an open area to its R (see photo) 

which was uncovered. Recommend chimney professional evaluate chimney for any repairs needed. 

A chimney cap is used to protect the inside of your chimney from water which can lead to moisture damage, as well as reducing 

the risk of burning embers or sparks from escaping the open chimney top and landing on your roof or in your yard. An uncapped 

chimney is also an open invitation to birds and animals to “nest” inside your flue. These “nests” block your chimney flue and 

can result in a chimney fire.  

 

                                 Rusting weather cap/open uncovered space 

 

 Improve:  The chimney was wider than 30”. Recommend a cricket for the high side of the chimney. 

A chimney cricket is a device constructed on the high side of a chimney to divert water around its base, preventing water 

accumulation and leakage at the intersection of the chimney and roof.  A cricket is usually suggested if a chimney is greater than 

30” wide. 

 

GUTTERS/SCUPPERS/EAVESTROUGH  None  Needs to be cleaned    Downspouts needed 

Material:  Copper  Vinyl/Plastic  Galvanized/Aluminum   

Condition:  Adequate  Marginal  Poor  Rusting 

Leaking:  Corners  Joints  Hole in main run  None observed during inspection 

Attachment:  Loose  Missing spikes  Improperly sloped   (See remark) 

Extension needed:  North  South  East     West        Recommend repair/replacement of damaged sections    

 Improve:  Several gutter extensions let out directly adjacent to the property. Recommend splash blocks or extensions be 

added for additional water diversion away from the foundation wall. 

Substantial water will flow from a roof and enter the foundation area unless it is directed away from the building perimeter, 

which is usually done by installing extensions or splash blocks for the downspouts. Water intrusion over time can deteriorate a 

foundation and the other structural components sooner than they should. Subsurface drain piping may be needed in some areas 

to provide adequate drainage. 

 

 Monitor: Several rain gutter downspouts are directed into smooth-walled subsurface drain lines.  

Rain gutter downspouts are sometimes connected to underground drainage systems to prevent water from ponding adjacent to 

the foundation where it could adversely affect the soils supporting the building. Catch basins or surface mounted drains may 

also be connected to this piping. Subsurface drain piping can become clogged with debris and should be checked periodically in 

rainy weather or by using water from a garden hose to be sure the drains are free flowing. 
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 Monitor, Repair:  Rusting was observed in some of the gutters, with some standing water (rear gutters). Standing water 

could mean an incorrect pitch or just an obstruction from debris within the gutter itself or extension. Incorrect pitches should 

be adjusted as needed for proper function.  

Standing water can mean that the gutters are incorrectly pitched. Gutters should be pitched 1inch for every 40 feet of run. 

Standing water in a metal gutter can corrode the gutter faster than normal. Also, an improperly functioning gutter and leader 

system can contribute to water backing up against the fascias and under roof shingles, can damage soffits, and can discolor or 

deteriorate siding materials. 

 

                                            Standing water/ rusty gutter 

 

SIDING  

Material:  Wood  Stucco  Block/Brick  Fiberboard  Fiber-cement  Stone 

  EIFS* Not Inspected  Asphalt  Slate  Metal/Vinyl   

  Typical cracks   Peeling paint   Monitor  Wood rot  Loose/Missing/Holes  

Condition:  Satisfactory  Marginal  Poor  Recommend repair/painting 

 Monitor: Normal repaired stucco cracking was observed in several places. Periodic repair of stucco cracking should be 

expected as part of routine maintenance. 

Stucco consists of a cement and sand plaster, held in place with wire mesh and installed over a water resistant membrane.  New 

stucco is typically pigmented rather than painted, and the surface may show absorption of moisture from rains. Stucco cracking 

is common and may be caused by movement in the wall framing, foundation settling, seismic activity, or stucco shrinkage. Minor 

cracks usually do not need repair and are normally filled when the stucco is painted. Cracks large enough to allow water entry 

should be caulked or patched. In relatively new construction, the bottom of the stucco typically has a metal edge called a "drip 

screed”. The soil surface should be maintained below this edge to prevent moisture and termite entry behind the stucco. In older 

buildings, the bottom of the stucco often extends below soil level and may conceal moisture or termite entry. These areas should 

be inspected regularly by a pest control firm.  

 

 Monitor:  The building exterior appears to have been recently painted.  

New paint can sometimes conceal historical evidence of damage.  

 

1.)TRIM  2.)SOFFIT  3.)FASCIA  4.)FLASHING  

Material:  Wood  Fiberboard  Aluminum/Steel  Vinyl  Stucco 

  Damaged wood   Recommend repair/painting/maintenance  

Condition:  Satisfactory  Marginal  Poor   

 

 Monitor:  There was wood rot/damage observed on the trim boards above the rear wooden deck/porch. Recommend pest 

inspection be done for full scope of wood damage and repairs needed. 
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CAULKING  

Condition:  Satisfactory  Marginal  Poor 

  Recommend maintaining around windows/doors/masonry ledges/corners/utility penetrations  

We recommend maintaining the caulk on the exterior.  

Places to caulk:  

-Along seams at the inside corner molding,  

-Along joints between chimney and siding,  

-Along seams at outside corner of molding,  

-Along joints where concrete walkway meets the foundation (in some cases the Stucco),  

-Along joints between door framing and siding,  

-Along joints between window frames and siding, around vents from the dryer, bathroom and kitchen,  

-Around through-wall plumbing such as gas and water pipes,  

-Along seams where gusset vent seams meet the siding,  

-Around light fixtures (avoid any exposed wiring). 

 

Remember, if any repairs are outside your scope of expertise, we recommend consulting a qualified professional. Painters tend 

to be the appropriate professionals for adequate caulking.  

 

WINDOWS & SCREENS   

Material:  Wood  Metal  Vinyl  Aluminum/Vinyl Clad 

Screens:    Installed  Not installed  Some Missing  Torn        Bent                 

Condition:  Satisfactory  Adequate  Poor  Wood rot  Recommend repair/painting 

 All of the exterior lower windows appear to be painted shut. 

 

 Safety Issue:  The lower windows around the home (adjacent to the walkways) are not tempered. Recommend safety film 

or tempered glass be applied whenever a glass pane is within an impact prone area. See Supplemental info at the back of the 

report for more details on Safety Glazing. 

 

 Repair:  There is a cracked window pane on the W side, second set of windows. Recommend replace cracked pane. 

 

                                        Cracked window pane/Low glass 

 

FOUNDATION  

Foundation Wall:   Concrete block  Poured concrete  Not visible   

Condition:  Adequate  Marginal  Monitor                 Have Evaluated 

Condition reported above reflect visible portion only. 

 

SERVICE ENTRY   Underground  Overhead  Weather head/mast needs repair 

Exterior receptacles:  Yes  None observed             Recommend adding for convenience 

Operable:  Yes  No                 Overhead wires too low 

GFCI present:  Yes  No Operable:  Yes  No   Safety Hazard 

Condition:  Satisfactory  Marginal  Poor 
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EXTERIOR DOORS  

Weather stripping:  Satisfactory  Marginal  Poor  Missing  Replace 

Door Condition:  Satisfactory  Marginal  Poor 

 

GENERAL COMMENTS  

 

 Repair:  The wood encasement for the main exterior electric panel showed wood rot on its door. Recommend replacing any 

damaged wood. 

 

 Repair:  The dryer vent hood shows damage as seen on the W side. Recommend replace. 

 

       Wood rot/damage                                          Damaged dryer vent hood 

 

 

 Monitor:  There was no weep screed present on the exterior, and the yard material is against the side of the house stucco.  

In relatively new construction, the bottom of the stucco typically has a metal edge called a "drip screed or weep screed” which 

allows moisture to drain out. In older homes there is no weep screed and it becomes more important to keep stucco sealed to 

prevent moisture from seeping into the sub structure of the home. The soil surface should also be maintained below this edge to 

prevent moisture and termite entry behind the stucco. In older buildings, the bottom of the stucco often extends below soil level 

and may conceal moisture or termite entry. These areas should be inspected regularly by a pest control firm.  

 

 Monitor:  A few of the soffit vents/screens were partially painted over. Always try and keep the soffit vent screens clear of 

any blockages such as debris or paint, which can lessen the ventilation. 

 

 Improve:  Recommend area drains be implemented if any ponding of water is observed around the perimeter. 

Area drains can be effective in reducing ponding and controlling surface water around the building. 
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ROOF VISIBILITY    All    Partial  None  Limited by:  

 

INSPECTED FROM  Roof  Ladder at eaves  Ground (Inspection Limited)   With Binoculars 

 

STYLE OF ROOF   

Type:  Gable  Hip  Mansard  Shed  Flat   

Pitch:  Low  Medium      Steep     Flat 

Roof: Type: Asphalt Shingle Layers: 1 Layer Approx. age: 15-20Yrs. 

Roof #2 (flat): Type: Tar and Gravel Layers: Unknown  Approx. age: 10-15Yrs. 

Asphalt Shingle 
Pros of asphalt shingles include: Easy to install (in some applications can be nailed in place over an existing roof), Low 

maintenance, Versatile-- as they adapt easily to different applications, Can be walked on without damaging the material, 

Economic Alternative, Relatively large life span, and a wide variety of colors to choose from. Most brands offer Class A fire 

protection.  

Cons of asphalt shingles include: Decay with sudden weather changes, Can blow off in high winds, Easy to scar with higher 

temperatures, Attic ventilation problems can reduce the shingles’ life, and although high maintenance is not required, it is 

recommended to have periodic maintenance routines. 

 

Tar and Gravel Roofing 
A very popular feature of contemporary homes and commercial buildings is the low slope roof (2:12). Because many roofing 

materials such as shingles are unsuited to such low slopes, tar and gravel roofing is a common original material used. Also 

known as “built-up roofs”, tar and gravel roofing consist of layers of asphalt and tar paper that are fastened to the roof surface 

with molten asphalt applications. The layers are laminated and then covered with gravel to hold them down and protect against 

UV degradation. Some of this gravel becomes embedded in the hot asphalt, and some remains loose on the roof surface floor. 

The life expectancy of tar and gravel roofs is approximately 10-20 years. 

 

VENTILATION SYSTEM Ventilation Present:  Yes   Not visible 

Type:   Soffit     Ridge   Gable   Roof   Turbine   Powered     (See INTERIOR in supplemental info) 

Appears:   Adequate    Marginal   Poor    Recommend additional ventilation 

 

 Improve:  The ventilation appeared very minimal with soffit vents observed at the rear. Recommend roofer evaluate for 

more venting. 

 

FLASHING Material:  Not visible     Galv/Alum  Asphalt   

  Copper  Foam  Rubber  Lead 

Condition:  Not all visible  Satisfactory  Marginal  Poor  Rusted   Missing 

  Separated from chimney/roof    Recommend Sealing           Installed incorrectly  

 Repair:  The roof flashing showed rusting/deterioration. Since the roofing material is also older, we recommend roofer 

evaluate for roof and flashing replacement.  

 

                                                                                          Rusted flashings 
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VALLEYS   

Material:              Not Visible   Galv/Alum  Asphalt        

Condition:  Not visible  Adequate  Marginal  Poor 

 

CONDITION OF  ROOF COVERINGS Roof:  Satisfactory  Marginal  Poor 

Condition:  Curling  Cracking  Ponding  Burn Spots   Broken/Loose Tiles/Shingles 

  Nail popping  Granules missing  Alligatoring  Blistering  Missing Tabs/Shingles/Tiles 

  Moss buildup  Exposed felt   Cupping  Incomplete/Improper Nailing 
                              Recommend roofer evaluate           

 Monitor:  There was some moss present at the rear edge of the flat roof portion. 

Moss growing on your roof needs attention because it keeps the roof surface wet, providing a breeding ground for decay 

organisms such as fungi. It can also damage shingles and cause water leaks, and may require premature replacement of the 

roofing. Cedar shake roofs are more prone to moss problems than composition asphalt or metal roofs. 

 

PLUMBING VENTS   Not Visible     Yes     No     Satisfactory     Marginal     Poor 

  

Conditions reported above reflect visible portion only. See additional Comments 

GENERAL COMMENTS  
 

 

 Deferred Cost:  The main asphalt shingle roof was showing moderate wear/tear, but appeared to be in overall still 

functional condition at the time of inspection. Keep in mind that the typical life expectancy of an asphalt shingle roof is 15 – 

20years. The roof steepness does also factor in, allowing the roofing material to last longer with steeper pitched roofs. The 

rear tar and gravel roof shows wear/tear, and has appeared to have reached its life expectancy, as seen by blistering and 

damage. No leaks were observed at the time of the inspection. Recommend roofer evaluate existing material and budgeting 

for new roofs in the near future.  
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TYPE       
 Attached  Detached  1-car  2-car  3-car  4-car 

AUTOMATIC OPENER   Yes   No  Operable  Inoperable 

 

 Improve:  Garage door was manual. Recommend adding automatic garage door opener for ease of use, as desired. 

 

ROOFING Condition:     Functional with no leaks detected 

 

GUTTERS / EAVESTROUGH Condition:     Satisfactory     Marginal     Poor     Same as House 

 

 Repair:  The NW gutter lets out directly adjacent to the garage foundation, as well as the entrance to the garage door. With 

heavier rain there is a chance of water possibly getting into the garage. Recommend redirecting the extension end and 

adding a splash block or longer extension to direct water away. 

Substantial water will flow from a roof and enter the foundation area unless it is directed away from the building perimeter, 

which is usually done by installing extensions or splash blocks for the downspouts. Subsurface drain piping may be needed in 

some areas to provide adequate drainage. 

 

                                     Gutter end is close to garage entrance 

 

 Monitor:  Periodically check gutters for debris and clean as needed for proper function. 

 

SIDING / TRIM  

Condition:  Adequate  Recommend evaluation/repair 

    

FLOOR  

Material:  Concrete  Gravel  Asphalt  Dirt   
Condition:  Satisfactory  Typical cracks  Large settling cracks  Recommend evaluation/repair 

Burners less than 18” above garage floor:   N/A  Yes  No  Safety hazard 

 Monitor:  Half of the garage flooring (R side) was visible - There was carpeting which was pulled up at the time of the 

inspection. There were typical cracks with no large displacements observed. 

 

SILL PLATES  Not visible  Floor level      Elevated     Rotted/Damaged   Recommend repair 

 

 The garage sill plates were not visible.  

A sill plate is the horizontal wood member that is anchored to the foundation masonry to provide a nailing surface for floors or 

walls built above. 

 

OVERHEAD DOOR(S)   N/A 

Material:  Wood  Fiberglass  Masonite  Metal  Recommend repair 

Condition:  Satisfactory  Marginal  Poor  Overhead door hardware loose 

Recommend Priming/Painting Inside & Edges:   Yes  No  Safety Cable Recommended     Weatherstripping missing/damaged 
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 The manual garage door was in functional condition at the time of the inspection. 
 

EXTERIOR SERVICE DOOR   
Condition:  Satisfactory  Marginal  Poor  Damaged/Rusted 

 

ELECTRICAL RECEPTICALS  PRESENT     Yes           No  Not visible 

Reverse polarity:  Yes  No Open ground:  Yes  No    Safety hazard 

GFCI Present:  Yes  No Operable:  Yes  No  Handyman/extension cord wiring 

  Recommend GFCI Receptacles 

 

 Repair:  Outlets were not GFCI. Recommend a licensed electrician bring all garage outlets up to modern safety standards. 

 

GENERAL COMMENTS  
 

 

 The windows were slightly loose in their frames but were in functional condition. 

 

 Monitor:  Foliage/branches and plant debris should be kept clear from the garage siding. Tree branches can cause exterior 

damage by rubbing onto siding/roofing and block gutters with their leaves/droppings. Plant debris can harbor moisture and 

mold, which in turn can accelerate deterioration of structures. 
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COUNTERTOPS  Satisfactory  Marginal  Recommend repair/caulking 

 

CABINETS   Satisfactory  Marginal  Recommend repair/adjustment 

 

PLUMBING COMMENTS  

Faucet Leaks:  Yes  No Pipes leak/corroded:  Yes  No 

Sink/Faucet:  Satisfactory  Corroded  Chipped  Cracked  Recommend repair 

Functional Drainage:  Satisfactory  Marginal    Poor   Functional Flow:  Satisfactory    Marginal    Poor 

WALLS & CEILING  

Condition:  Satisfactory  Marginal  Poor  Typical cracks  Moisture stains 

HEATING / COOLING SOURCE   Yes  No 

 

FLOOR Condition:   Satisfactory  Marginal  Poor      Sloping      Squeaks 

  

APPLIANCES  (See remarks page) 

 Disposal Operable:  Yes  No  Trash compactor  Operable:  Yes  No 

 Oven Operable:  Yes  No  Exhaust fan Operable:  Yes  No 

 Range Operable:  Yes  No  Refrigerator Operable:  Yes  No 

 Dishwasher Operable:  Yes  No  Microwave Operable:  Yes  No 

Dishwasher Airgap:  Yes  No and/or      Dishwasher Drain Line Looped:           Yes  No 

Receptacles Present:  Yes  No Operable:  Yes  No 

GFCI:  Yes  No Operable:  Yes  No   Recommend GFCI Receptacles 

Open ground/Reverse polarity:  Yes     No     Potential safety hazard(s)   Wired correctly 

GENERAL COMMENTS  
 

 Cabinets were in functioning condition at the time of the inspection. Over time, cabinet doors can become loose or get off 

kilter, needing small adjustments to ensure proper functioning.  Recommend adjust as needed. 

 

 Safety Issue:  The entryways into the kitchen have a lip which could be tripped over. Recommend caution when entering. 

 

 Repair:  There was a leak at the base of the kitchen faucet (as observed when turned on). Recommend repair. 

  

 Repair:  The outlet to the L of the stove was an open ground. Recommend electrician ground all outlets.  

 

 Improve:  The extended pop-out insulated windows have failed. Recommend replace as desired. (See INTERIOR for more 

info on insulated windows) 
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LAUNDRY   

Laundry sink:  Yes      No Faucet leaks:  Yes  No Pipes leak:  Yes  No 

Cross connections:  Yes  No Heat source present:  Yes  No Room vented:  Yes  No 

Appliances:  Washer  Dryer  Water heater  Furnace/Boiler  None Present 

Washer hook-up lines/valves:  Leaking  Corroded  Not visible           Appear satisfactory  

Dryer vented:  N/A   Wall   Ceiling  Floor   Not vented 

 Plastic/Mylar Dryer Vent not recommended    Not vented to Exterior  Recommend repair  Safety hazard 

Gas Shut-off Valve:   N/A   Yes  No     Cap Needed    Safety hazard  Recommend repair    Not visible   

Electrical:     220V Dryer Plug-In    Open ground/reverse polarity within 6’ of water:    Yes     No  Safety hazard 

GFCI present:  Yes  No Operable:  Yes    No          Recommend GFCI Receptacles 

 

GENERAL COMMENTS  
 

 Safety Issue:  A plastic dryer vent was used. Recommend replace with rigid or semi-rigid metal vent with no screws 

impeding in the airflow. SEE website for more detail:  http://www.ashireporter.org/articles/articles.aspx?id=161 

Years ago, the standard dryer duct was a white vinyl spiral wire duct. Not only was the vinyl susceptible to overheating and 

melting, the spiral “ribbed” construction created turbulence, reducing airflow, leading to lint accumulations within the ribs. 

A Mylar-covered spiral wire duct replaced the white vinyl duct. Mylar is a shiny metallic-coated polyester film (often called 

foil), and it is slightly more heat-resistant than vinyl, but still presents potential problems for many of the same reasons.  

The use of metal exhaust ducts is now the widely accepted standard, recommended and/or required by Underwriters Laboratory 

(UL), the Association of Home Appliance Manufacturers, the Consumer Product Safety Commission, most (if not all) dryer 

manufacturers and most building codes. The use of an all-metal (rigid or semi-rigid) dryer exhaust duct helps to achieve optimal 

airflow, reducing lint buildup and reducing the operating temperatures of the dryer. 

 

 Safety Issue:  The washer drain piping was hung into the sink area which could pose a cross connection if the sink drain 

ever clogs. Recommend raising drain piping above sink edging so siphoning can’t occur or having plumber bring up to 

modern safety standards, which includes a stand pipe for drainage.  

A CROSS CONNECTION is any physical connection or arrangement between potable water and any source of contamination. It 

risks contamination of building water piping or municipal water supply with bacteria.  

The drain hose from many washing machines contains a 180-degree bend near the end of the hose. Traditionally, this was 

hooked over the edge of a laundry tub and the discharge went straight into the tub. This can create a cross connection, since the 

outlet of the hose is below the flood rim of the laundry tub. This arrangement will still be commonly found in some areas. 

See:  http://inspectapedia.com/plumbing/Plumbing_Cross_Connections.htm  for more detail 

Standpipes often discharge into the fixture outlet pipe (tail piece) of a laundry tub, before the trap. This is acceptable. 

 

                                                     Plastic dryer vent                                             Drain hanging in basin 

 

 Safety Issue:  Open grounds were observed within the laundry area. Recommend electrician ground all outlets and bring up 

to modern safety standards. 

 

 Safety Issue:  The ceilings are low within the laundry area, and there is a light fixture by the sink which could pose a head 

bumping issue. Recommend caution. 

 

 

  

http://www.ashireporter.org/articles/articles.aspx?id=161
http://inspectapedia.com/plumbing/Plumbing_Cross_Connections.htm
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 Monitor:  There is an area drain directly outside the maintenance door (to the exterior) which appears to be at the low end 

of the sloping basement floor. This set up, ideally, would catch any water spilled onto the basement floor area. Keep in mind 

that we do not test floor drains, and recommend they be tested for blockage. If a floor drain emits an odor of sewer gas, it 

may be connected to plumbing drains and the drain trap may have dried out. The drain trap may be primed by pouring water 

into the drain and the trap seal maintained by pouring a small amount of mineral oil into the trap on top of the water to 

prevent evaporation.  

 

 Monitor:  Handyman wiring was present within the laundry area as seen on the N wall.  

The term “Handyman wiring” is described as non-professional wiring configurations, set up to get power to a particular 

location (seen as trails of extension cords). This kind of set up is usually put together by a non-licensed individual or home 

owner, and can sometimes be dangerous. Recommend licensed electrician evaluate these kind of configurations. 

 

 Improve:  There was no exhaust fan present in the laundry area. Recommend adding. 

An exhaust fan in the laundry room will help lower the temperature in the room and release steam that may escape from the 

dryer. The fan will also remove harsh vapors from bleach or laundry detergents. 

 

 

Cleaning your dryer vent 

How Often Should You Clean the Dryer Vent? 

The dryer vent should be cleaned about once a year on average. If you dry four or five loads of clothes daily, you may need to 

clean it as often as every six months. If you are only drying a load or two a week, you can probably get by with cleaning the 

dryer vent about every 18 months. For average use--two or three loads of clothes two or three times per week--cleaning your 

dryer vent once a year should keep it in good condition. It also helps to clean your lint trap after every use. For more info, go to: 

http://www.ehow.com/way_5340063_should-clean-dryer-vent.html 
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HALL HALF BATH  

Sinks: Faucet leaks:  Yes  No Pipes leak:   Yes       No 

Toilet Bowl Loose:  Yes  No Operable:     Yes      No     Cracked bowl    Toilet leaks 

Drainage:  Satisfactory      Marginal      Poor 

Water flow:  Satisfactory      Marginal      Poor 

Moisture stains present:  Yes  No      Walls   Ceilings      Cabinet flooring 

doors:  Satisfactory      Marginal       Poor 

Receptacles Present:  Yes  No Operable:     Yes      No 

GFCI:   Yes  No Operable:      Yes      No           Recommend GFCI Receptacles 

Open ground/Reverse polarity:     Yes  No  Potential Safety Hazard(s)   (See remarks) 

Heat source present:  Yes  No 

Exhaust fan:  Yes  No      Recommended        Operable:  Yes     No     Noisy 

 

GENERAL COMMENTS  
 

 Drains show no signs of back-up during time of inspection.    

 

 Repair:  The exhaust fan is missing its cover. Recommend replace. 

 

Bathroom Caulking 
Maintain the bathroom caulking to provide adequate protection against water damage. Caulking around water exposed fixtures, 

along joints between fixtures and water exposed flooring, and at joints between water exposed fixtures and walls should be 

maintained periodically to continue protection against water from seeping into the structural components of the home.  

Caulked joints should be checked frequently and re-caulked as necessary. Proper caulking prevents water penetration and 

damage to walls and floors. Before caulk is applied, the surfaces should be cleaned carefully and any loose caulk should be 

removed.  A good quality bathroom caulk, such as silicone, should be used.  

 

 

UPSTAIRS NW  BEDROOM BATH  

Sinks: Faucet leaks:  Yes  No Pipes leak:   Yes       No 

Tubs: Faucet leaks:  Yes  No  

Showers: Head leaks:  Yes  No   Shower head missing 

Toilet Bowl Loose:  Yes  No Operable:     Yes      No     Cracked bowl    Toilet leaks 

Shower area:    Ceramic/Plastic      Fiberglass      Masonite       

 Condition:      Satisfactory      Marginal      Poor      Rotted floors 

 Caulk/Grouting Needed:      Yes      No     Where:   

Drainage:  Satisfactory      Marginal      Poor 

Water flow:  Satisfactory      Marginal      Poor 

Moisture stains present:  Yes  No      Walls   Ceilings      Cabinets 

Window/doors:  Satisfactory      Marginal       Poor 

Receptacles Present:  Yes  No Operable:     Yes      No 

GFCI:   Yes  No Operable:      Yes      No           Recommend GFCI Receptacles 

Open ground/Reverse polarity:     Yes  No  Potential Safety Hazard(s)   (See remarks) 

Heat source present:  Yes  No 

Exhaust fan:  Yes  No      Recommended        Operable:  Yes     No     Noisy 

 

GENERAL COMMENTS  
 

 Drains show no signs of back-up during time of inspection.   

 

 Improve:  No exhaust fan in the bathroom. Recommend adding for moisture and odor control. 

The primary function of a bathroom ventilation fan is to rid the moisture from excessive steam, produced from hot running 

water. Removing the humidity helps lower the risk of mold growth or structural damage from high moisture. 

It's crucial that the unit be vented all the way to the outside of the house. Venting a fan into the attic simply takes the moisture 

from the room and puts it up into the attic, where it can do just as much long-term damage to your house 
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UPSTAIRS HALL BATH  

Sinks: Faucet leaks:  Yes  No Pipes leak:   Yes       No 

Tubs: Faucet leaks:  Yes  No  

Showers: Head leaks:  Yes  No   Shower head missing 

Toilet Bowl Loose:  Yes  No Operable:     Yes      No     Cracked bowl    Toilet leaks 

Shower/Tub area:    Ceramic/Plastic      Fiberglass      Masonite       

 Condition:      Satisfactory      Marginal      Poor      Rotted floors 

 Caulk/Grouting Needed:      Yes      No     Where:   

Drainage:  Satisfactory      Marginal      Poor 

Water flow:  Satisfactory      Marginal      Poor 

Moisture stains present:  Yes  No      Walls   Ceilings      Cabinets 

Window/doors:  Satisfactory      Marginal       Poor 

Receptacles Present:  Yes  No Operable:     Yes      No 

GFCI:   Yes  No Operable:      Yes      No           Recommend GFCI Receptacles 

Open ground/Reverse polarity:     Yes  No  Potential Safety Hazard(s)   (See remarks) 

Heat source present:  Yes  No 

Exhaust fan:  Yes  No      Recommended        Operable:  Yes     No     Noisy 

 

GENERAL COMMENTS  
 

 Drains show no signs of back-up during time of inspection.   
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LOCATION:      LIVING ROOM      

Walls & Ceiling:  Satisfactory  Marginal           Poor            Peeling paint        Typical cracks         Damage 

Moisture stains:  Yes  No              

Floor:  Satisfactory  Marginal  Poor            Squeaks  Slopes 

Ceiling Fan:  N/A   Satisfactory  Marginal  Poor 

Electrical:  Switches:  Yes  No Receptacles:  Yes  No    Operable:  Yes  No   

Open ground/Reverse polarity:   Yes  No  Safety Hazard   Cover plates missing 

Heating Source Present:  Yes  Not visible  

Egress Restricted:  N/A  Yes  No 

Doors & Windows:        adequate  Marginal  Poor  Cracked glass   Screens missing/Not installed

   

 Only the rear windows open. All the others are painted shut. 

 Thermostat is located in this room. 

 

 Safety Issue: All of the living room windows have glass panes which are low, and appear to be untempered (as can be seen 

with a tempered stamp in one of the glass corners). This period design aspect was a way to allow more light into a room. We 

recommend (for the lower panes) either a safety film be applied or be replaced with tempered safety glass. 

While there is no requirement to change existing glass, safety glass is usually required when new glass is installed. Special care 

should be taken in these areas until safety glass is installed. Furniture can often be arranged to direct traffic away from non-

safety glass windows. Applying decals to sliding glass doors and large windows can help prevent accidents caused by persons 

who may think they are walking through an open door. Special plastic films are available which can be applied to the glass to 

reduce the likelihood of injury should the glass break. (See Supplemental info at the back of the report for more details)  

 

 Safety Issue:  Some of the decorative glass in the side, thin storage area/closets directly adjacent to the front door (in the 

foyer) is also low and would be considered to be within an area of higher potential impact. We recommend a safety film be 

applied (if possible) or using caution in this area.   

 

 Safety Issue:  There are open grounds present. Recommend a licensed electrician ground all outlets. There is always a 

chance of shock with ungrounded outlets. 

 

 Improve:  The Living Room fireplace did not have a damper. Recommend adding. (See INTERIOR section for more 

information on the fireplace) 

 

LOCATION:      DINING ROOM      

Walls & Ceiling:  Satisfactory  Marginal           Poor            Peeling paint        Typical cracks         Damage 

Moisture stains:  Yes  No              

Floor:  Satisfactory  Marginal  Poor            Squeaks  Slopes 

Ceiling Fan:  N/A   Satisfactory  Marginal  Poor 

Electrical:  Switches:  Yes  No Receptacles:  Yes  No    Operable:  Yes  No   

Open ground/Reverse polarity:  Yes  No  Safety Hazard   Cover plates missing 

Heating Source Present:  Yes  Not visible  

Egress Restricted:  N/A  Yes  No 

Doors & Windows:        Satisfactory  Marginal  Poor  Cracked glass   Screens missing/Not installed

   

 Safety Issue:  Front windows open to a small metal planter deck. Recommend caution be used if younger children are 

present – deck could be a potential safety issue. 

 

 Safety Issue:  All of the windows have lower glass panes which would be considered to be in areas of higher potential 

impact. Recommend a safety film be applied for the lower panes or replaced with tempered safety glass. 

 

 Repair:  The E window, S end is stuck closed. Recommend repair to full functionality as desired. 

 

 Repair:  The glass paned doors (to foyer) need wall/door stops. Recommend adding. 
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 LOCATION:      BREAKFAST NOOK      

Walls & Ceiling:  Satisfactory  Marginal           Poor            Peeling paint        Typical cracks         Damage 

Moisture stains:  Yes  No              

Floor:  Satisfactory  Marginal  Poor            Squeaks  Slopes 

Ceiling Fan:  N/A   Satisfactory  Marginal  Poor 

Electrical:  Switches:  Yes  No Receptacles:  Yes  No    Operable:  Yes  No   

Open ground/Reverse polarity:  Yes  No  Safety Hazard   Cover plates missing 

Heating Source Present:  Yes  Not visible Holes:  Doors  Walls   Ceilings 

Egress Restricted:  N/A  Yes  No 

Doors & Windows:        Satisfactory  Marginal  Poor  Cracked glass   Screens missing/Not installed 

 

 Basement entrance located in room. 

 

 Safety Issue:  We recommend a safety film be applied to all low glass. 

 

LOCATION:      FAMILY ROOM      

Walls & Ceiling:  Satisfactory  Marginal           Poor            Peeling paint        Typical cracks         Damage 

Moisture stains:  Yes  No              

Floor:  Satisfactory  Marginal  Poor            Squeaks  Slopes 

Ceiling Fan:  N/A   Satisfactory  Marginal  Poor 

Electrical:  Switches:  Yes  No Receptacles:  Yes  No    Operable:  Yes  No   

Open ground/Reverse polarity:  Yes  No  Safety Hazard   Cover plates missing 

Heating Source Present:  Yes  Not visible Holes:  Doors  Walls   Ceilings 

Egress Restricted:  N/A  Yes  No 

Doors & Windows:        Satisfactory  Marginal  Poor  Cracked glass   Screens missing/Not installed

   

 Functional electric wall heater in room. 

 

 Repair:  The recessed light bulb and fixture above the NE, R side closet doors is askew and the bulb is in contact with 

fixture inside covering. Recommend repair. 

 

 LOCATION:   UPSTAIRS  SW  BEDROOM #1      

Walls & Ceiling:  Satisfactory  Marginal           Poor            Peeling paint        Typical cracks         Damage 

Moisture stains:  Yes  No              

Floor:  Satisfactory  Marginal  Poor            Squeaks  Slopes 

Ceiling Fan:  N/A   Satisfactory  Marginal  Poor 

Electrical:  Switches:  Yes  No Receptacles:  Yes  No    Operable:  Yes  No   

Open ground/Reverse polarity:  Yes  No  Safety Hazard   Cover plates missing 

Heating Source Present:  Yes  Not visible Holes:  Doors  Walls   Ceilings 

Egress Restricted:  N/A  Yes  No 

Doors & Windows:        Satisfactory  Marginal  Poor  Cracked glass   Screens missing/Not installed

   

 The door, if fully opened will hit the wall lamp behind it. Recommend caution when opening. 

 

 Safety Issue:  No smoke detector present. Recommend adding according to modern safety standards. 

 

 Safety Issue:  There are open grounds present. Recommend a licensed electrician ground all outlets.  
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LOCATION:   UPSTAIRS  NW  BEDROOM #2      

Walls & Ceiling:  Satisfactory  Marginal           Poor            Peeling paint        Typical cracks         Damage 

Moisture stains:  Yes  No              

Floor:  Satisfactory  Marginal  Poor            Squeaks  Slopes 

Ceiling Fan:  N/A   Satisfactory  Marginal  Poor 

Electrical:  Switches:  Yes  No Receptacles:  Yes  No    Operable:  Yes  No   

Open ground/Reverse polarity:  Yes  No  Safety Hazard   Cover plates missing 

Heating Source Present:  Yes  Not visible Holes:  Doors  Walls   Ceilings 

Egress Restricted:  N/A  Yes  No 

Doors & Windows:        Satisfactory  Marginal  Poor  Cracked glass   Screens missing/Not installed

   

 The switch next to the door controls the light and outlet. 

 

 Safety Issue:  Open ground present. Recommend electrician ground all outlets. 

 

 Safety Issue:  No smoke detector. Recommend adding. 

 

 Improve:  No door stop. Recommend adding. 

 

 LOCATION:   UPSTAIRS  EAST  BEDROOM #3      

Walls & Ceiling:  Satisfactory  Marginal           Poor            Peeling paint        Typical cracks         Damage 

Moisture stains:  Yes  No              

Floor:  Satisfactory  Marginal  Poor            Squeaks  Slopes 

Ceiling Fan:  N/A   Satisfactory  Marginal  Poor 

Electrical:  Switches:  Yes  No Receptacles:  Yes  No    Operable:  Yes  No   

Open ground/Reverse polarity:  Yes  No  Safety Hazard   Cover plates missing 

Heating Source Present:  Yes  Not visible Holes:  Doors  Walls   Ceilings 

Egress Restricted:  N/A  Yes  No 

Doors & Windows:        Satisfactory  Marginal  Poor  Cracked glass   Screens missing/Not installed 

   Evidence of leaking insulated glass  Broken/Missing hardware 

 Window in closet is painted shut. 

 

 Safety Issue:  Smoke detector missing. 

 

 Repair:  The windows are missing hardware: lock and handles. Recommend adding for proper functionality. 

 

LOCATION:   UPSTAIRS  NE  BEDROOM #4      

Walls & Ceiling:  Satisfactory  Marginal           Poor            Peeling paint        Typical cracks         Damage 

Moisture stains:  Yes  No              

Floor:  Satisfactory  Marginal  Poor            Squeaks  Slopes 

Ceiling Fan:  N/A   Satisfactory  Marginal  Poor 

Electrical:  Switches:  Yes  No Receptacles:  Yes  No    Operable:  Yes  No   

Open ground/Reverse polarity:  Yes  No  Safety Hazard   Cover plates missing 

Heating Source Present:  Yes  Not visible Holes:  Doors  Walls   Ceilings 

Egress Restricted:  N/A  Yes  No 

Doors & Windows:        Satisfactory  Marginal  Poor  Cracked glass   Screens missing/Not installed

   

 Safety Issue:  Smoke detector missing. Recommend adding. 

 

 Safety Issue:  The front N windows have low glass and the exterior metal planter deck could be safety issues for smaller 

children. 
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 Repair:  The E side window is missing hardware and is painted shut. Recommend repair to proper functionality. 

 

 

UPSTAIRS, OUTSIDE SITTING DECK AREA: 

 

 Repair:  Door sticks when opening/closing. Recommend adjust/repair if possible for smooth function. 
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INTERIOR WINDOWS / GLASS   

Condition:  Satisfactory  Marginal  Poor               Needs repair 

  Representative number of windows operated  Painted shut/Sticking Windows     (See remarks) 
 Glazing compound needed       Cracked glass      Hardware missing       Broken counter-balance mechanism 

Evidence of Leaking Insulated Glass:  Yes  No  N/A  Safety Glazing Needed:   Yes  No     
Security Bars Present:  Yes  No  Not tested  Safety hazard  Test release mechanism before moving in 

 Safety Issue: The glass in several interior doors appears to be untempered (as can be seen with a tempered stamp in one of 

the glass corners). We recommend the glass in areas of potential impact be replaced with safety glass or that protective 

safety films be applied to the glass in these areas. 

While there is no requirement to change existing glass, safety glass is usually required when new glass is installed. Special care 

should be taken in these areas until safety glass is installed. Furniture can often be arranged to direct traffic away from non-

safety glass windows. Applying decals to sliding glass doors and large windows can help prevent accidents caused by persons 

who may think they are walking through an open door. Special plastic films are available which can be applied to the glass to 

reduce the likelihood of injury should the glass break. (See Supplemental info at the back of the report for more details) 

 

 Monitor:  Most of the windows are single paned however there are a few windows/ and the back glass door which are dual 

glazed/double paned. There were failed insulated windows on the E side, off the kitchen. Replace as desired. 

Dual glazed windows reduce energy loss and can also reduce noise transmission. Condensation or “fog” can form in some dual 

glazed or double pane windows after changes in interior or exterior temperatures. The window seals may fail allowing moisture 

to enter. Fogging in dual glazed panes cannot be predicted and window replacement is often the only repair. This fogging can 

usually be seen during cold weather. Dirt on windows can cover the indications of fogging. We suggest each window be cleaned 

and checked and repaired or replaced if needed. 

 

 FIREPLACE  None  Location(s): Living room 

Type:  Gas   Wood  Wood burner stove            Electric  Ventless (See remarks) 

Material:   Masonry  Metal (pre-fabricated)  Metal insert   

Damper operable:  Yes  No 

 Any open joints or cracks in firebrick/panels should be sealed  Fireplace doors need repair 

Hearth Extension Adequate:  Yes  No Mantel:  N/A  Secure   Loose 

Physical Condition:  Satisfactory  Marginal  Poor  Recommend having flue cleaned and re-examined 

 Repair: There was no damper observed for the fireplace. We recommend one be installed. 

The purpose of a damper is to block the flow of warm room air up the chimney when the fireplace is not in use. An open flue is 

comparable to an open window and will substantially reduce heating system efficiency. Dampers should be kept closed when 

fireplaces are not in use. Glass doors can also be used to serve the same function. 

 

 Monitor:  Fireplaces should be checked periodically by a licensed chimney sweep or qualified chimney contractor.   This 

should be done annually if they are used regularly (once a week or more).  They should also be inspected after any 
indications of movement from settling or earthquake activity.  Determinations as to whether fireplaces or chimneys have 
adequate draw, or are subject to smoking, or as to the soundness of chimney flue tiles, brickwork or sheet metal are beyond 

the scope of our inspection.   

 

 

Cleaning the FIREPLACE 

The National Fire Protection Association Standard 211 says, "Chimneys, fireplaces, and vents shall be inspected at least once a 

year for soundness, freedom from deposits, and correct clearances. Cleaning, maintenance, and repairs shall be done if 

necessary." This is the national safety standard and is the correct way to approach the problem. It takes into account the fact 

that even if you don't use your chimney much, animals may build nests in the flue or there may be other types of deterioration 

that could make the chimney unsafe to use. 

The Chimney Safety Institute of America recommends that open masonry fireplaces should be cleaned at 1/8" of sooty buildup, 

and sooner if there is any glaze present in the system. Factory-built fireplaces should be cleaned when any appreciable buildup 

occurs. This is considered to be enough fuel buildup to cause a chimney fire capable of damaging the chimney or spreading to 

the home. 
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Creosote: 

By definition creosote is a combustible deposit that originates from condensed wood smoke. It also includes tar, vapors, and 

other organic compounds. It’s a natural by-product of burning wood. Once inside the chimney, creosote usually under goes 

pyrolysis, a chemical alteration of the fuel molecules as a result of the application of heat.  

The by-products of pyrolysis are gases and solid compounds. It takes on many different appearances. It can be sooty or ash like, 

sticky, tacky and runny tar glaze, dry honeycombs or curly flakes. It can also be dense, hard and shiny black tar glaze. Several 

variables that affect the amount of build-up deposited in the wood heating system are smoke density, flue gas temperature, and 

residence time. 

  

The smokiest fires and the coolest chimneys produce the greatest amount of build-up. In addition over-sized equipment usually 

causes more build-up. Contrary to popular belief, burning seasoned hardwood does not eliminate build-up. Wood can actually 

be too dry.  

 

Proper operation of the wood heating system is the single, most important contributing factor in minimizing build-up. Burning 

smaller fuel loads, refueling more frequently and avoiding slow, smoldering burns is also important. 

 

STAIRS / STEPS / BALCONIES  Satisfactory          Marginal             Poor                  None  

Handrail:   Functional  Poor   Needs adjustment/Repair (see below)       Missing              

                 Open ended (Safety Issue)  Short Railings  Hand Rail/Railing/Balusters Recommended  

Risers/Treads:   Satisfactory  Marginal  Poor  Risers/Treads uneven 

 Safety Issue:  The handrails to the upstairs (bedroom floor) are considered low for modern safety standards. You are not 

required to adjust existing structures which are not up to modern standards but upgrades are always suggested.. 

Staircases with four or more steps should have handrails that are between 1 1/2 and 2 inches wide. Handrails should be placed 

and shaped so they can be readily grasped for safety. Handrails should be 34 to 38 inches above the leading edge of the 

stairway treads. Handrails should return to the railing or post or to the ground. Handrails should not end in a projection which 

could be hooked by clothing.   

 

 Safety Issue:  The upstairs landing safety railing is shorter than modern safety standards suggest. Recommend caution. 

Modern building standards call for guard railings at least 42 inches high at every deck, stair, or landing more than 30 inches 

above an adjacent surface, and for openings in the rail to be less than 4 inches in diameter. Large railing openings which may 

allow a child to fall through should be modified for safety. This standard was recently changed from 6 inches to 4 inches as it 

was found that small children can slip through a 6 inch opening. 

 

 Safety Issue:  The handrails leading downstairs to the laundry area are open ended, which could catch clothing. While this 

might only be a nuisance going up the staircase, it could be a safety hazard going down. Recommend caution. (See 

Supplemental Info at the back of the report for more detail)  

 

SMOKE / CARBON MONOXIDE DETECTORS (See remarks) 

Present:  Smoke Detectors:   Yes  No  Operable:   Yes  No  Not tested  

 CO Detector:   Yes  No  Operable:   Yes  No  Not tested 

 Repair:  Smoke and CO detectors were missing. Recommend adding according to modern safety standards. 

Smoke detectors should be tested monthly by holding the test button in until the alarm sounds. Replace the batteries annually or 

when the alarm beeps once a minute. The National Fire Protection Association recommends ceiling mounted alarms be installed 

at least four inches away from the nearest wall. Wall mounted alarms should be installed four to twelve inches away from the 

ceiling. Many local jurisdictions do not allow wall mounted alarms. Regularly vacuum or dust the smoke alarms. Replace all 

smoke alarms every ten years. Most jurisdictions now require that smoke detectors also be installed in each bedroom in new 

construction or when modifications exceeding $1000 in value are made. Smoke detectors in new construction should be direct 

wired and have backup batteries so they will function in a power outage. Fire extinguishers should be provided in kitchens and 

garages for emergency use.  
 

Some smoke detectors are better than others. Photoelectric smoke alarms have the best test performance scores, and have 

significantly reduced annual death rates according to statistics. Ionization is also popular, but not as good. Photoelectric alarms 

are best near kitchens, having less nuisance alarming (say when toast burns), have hush buttons (so they are not ripped off the 

wall during nuisance alarming), and they have a ten year warranty. All smoke detectors require a monthly battery check. “Long-

lasting” lithium batteries are good to use. 

 



1000 Quaint Rd. Oakland CA, 94610     Page 33 of 40 

This confidential report is prepared exclusively for Mr. and Mrs. Homebuyer  
© 2013 BETTER HOME INSPECTIONS Inc. 

CO detectors are now required in the state of California. 

 

ATTIC/STRUCTURE/FRAMING/INSULATION   

Access:   Stairs  Pulldown  Scuttlehole/Hatch  No access   

Inspected From:   Access panel  In the attic   

Location:   Bedroom hall  Bedroom closet  Garage  Bathroom 

Flooring:   Complete  Partial  None 

Insulation:   Fiber glass  Batts  Loose  Cellulose    Foam   

  Vermiculite  Rockwool       Depth: 6-9             Recommend Baffles @ Eaves 

  Damaged  Displaced   Missing  Compressed 

Installed In:   Rafters      Walls  Between ceiling joists  Underside of  Roof Deck      Not visible 

  Recommend additional insulation (See comments) 

Vapor Barriers:  Kraft/foil faced  Plastic  None visible  Improperly Installed 

Ventilation:  Ventilation appears adequate  Recommend additional ventilation 

Fans Exhausted To: Attic:    Yes  No Outside:   Yes  No  Not visible 

HVAC Duct:  N/A Satisfactory Damaged Split Disconnected Leaking Repair/Replace  Recommend Insulation 

Chimney Chase:   N/A   Satisfactory  Needs repair  Not visible 

Structural Problems Observed:  Yes  No  Recommend repair  Recommend Structural Engineer 

Roof Structure:   Rafters  Trusses  Wood  Metal    

  Collar Ties  Purlins  Knee Wall  Not Visible 

Ceiling Joists:   Wood  Metal  Not visible 

Sheathing:   Plywood  OSB  Planking  Rotted  Stained  Delaminated 

Evidence of Condensation/Moisture Leaking:  Yes (past)  No  

Electrical:  Open junction box(es)  Handyman wiring    Romex  Visible old BX/ knob-and-tube 

 Monitor:  Some areas of sheathing, examined from the attic, had what appeared to be older water damage, but overall it was 

in functional condition. Stains are common in attic areas and do not necessarily indicate active leakage. Monitor for future 

leaks. 

 

 Monitor:  There was what looked like an open exhaust fan box within the attic space. Recommend electrician evaluate. 

 

                                               Possible open exhaust box 

 

 Improve: Only minimal ventilation is provided to the attic area. Recommend additional ventilation be provided. 

Adequate attic ventilation is important to prevent the accumulation of moisture which can cause decay and damage and to 

prevent excessive attic temperatures. Improved ventilation can reduce attic and interior room temperatures. The dominant 

theory is one free square foot of ventilation for every 150 square feet of attic space (1/150). Recommend the installation of a 

power ventilator fan be considered. 
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GENERAL COMMENTS  
 

 

 Monitor:  Both Romex and older knob and tube wiring was observed in the attic space. The knob and tube was covered 

over by the insulation which could be a safety issue. As to the percentage of transition from older wiring to newer was not 

known. Recommend electrician evaluate/repair, for safe removal of insulation (on top of active wiring), or upgrading all 

wiring system to Romex. 

Most buildings prior to the 1950’s were wired with knob and tube systems. In some building jurisdictions, knob and tube wiring 

with plastic insulation was used until the 1960’s. Over time, the brittle insulation on older wire breaks down, especially at 

ceiling mounted light fixtures as these lights expose the wiring to heat over a long period of time. The splices in knob and tube 

systems are soldered, and overloads can melt the solder, causing loose connections and a possible fire hazard. Using only 15-

amp fuses or breakers can reduce the potential for overloading. The full scope of the buried wiring is inaccessible to our 

inspection. 

 

Special procedures should be followed prior to insulating an attic with knob and tube wiring, including an inspection of the 

wiring by a qualified electrician who can certify it as safe. A warning notice should be posted stating that live wiring is present 

beneath the insulation 

 

 

ENVIRONMENTAL     
Asbestos is found on most gas heating systems installed before 1978, in older vinyl tile flooring, in some acoustic ceiling tiles, in 

sprayed acoustic ceilings, and in various other locations. Exposure to asbestos may be a health hazard and should be avoided. 

Removal or containment of these materials should only be done by properly trained and equipped professionals. Contractors in 

various trades such as flooring, roofing, heating, plumbing, or electrical may require asbestos abatement at additional expense 

prior to performing repairs, replacements, or modifications. 

For a determination as to the need for or cost of abatement, a qualified asbestos abatement contractor should be retained. The 

presence of asbestos can only be determined by laboratory analysis, which is beyond the scope of our inspection. 

 

The scope of this inspection does not include a lead-in-materials sampling inspection. Homes painted prior to 1978 tend to have 

some lead in the paint. It is estimated that two-thirds of homes built before 1978 have lead paint, and ninety percent of homes 

built before 1940 have lead paint.  Information on lead can be found at www.aclppp.com or by stopping by your local building 

permit department for brochures on lead poisoning prevention. 

 

Various potentially hazardous materials have been used in the construction of buildings over the years. Many naturally occurring 

materials and man-made building materials have been found to be hazardous or to have adverse environmental impact. These 

include, but are not limited to, asbestos, formaldehyde, molds, lead paint, electromagnetic radiation, and radon. Buried fuel tanks 

may pose an environmental hazard. Hazardous materials, product liability, and environmental hazards are not included in the 

scope of our inspection. For information about hazardous materials, call the Environmental Protection Agency in San Francisco 

at (415) 744-1500 

 
EVIDENCE OF SETTLEMENT       
Some settlement is normal for every home. It is not possible to determine if the building is currently moving or has reached its 

settling point during a home inspection. For more information about settlement and structural adequacy, consult a qualified 

structural engineer.   
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CRAWL SPACE   Combination basement/crawl space/slab 

Conditioned (heated/cooled):   Yes  No 

 
 

ACCESS  Exterior                          Interior hatch/door  Via basement  No Access 

Inspected from:  Access panel  In the crawl space 

 

FOUNDATION WALLS  

Material:  Appear Adequate  Marginal  Have evaluated  Monitor 

  Concrete block  Poured Concrete  Stone  IFC 

  Wood  Brick  Piers & columns 

  Cracks  Movement                     Efflorescence   Reinforcement observed 

 Monitor: We observed efflorescence and spalling on several of the foundation walls (newer, capped and original walls) in 

the crawlspace, as well as moist ground spots, indicating some moisture intrusion. Some efflorescence is very 

typical/normal.  

Efflorescence is a white powdery deposit which occurs on masonry or concrete. Efflorescence indicates the presence of moisture 

in contact with the masonry or concrete. Substantial efflorescence usually indicates a defective drainage condition. We 

recommend the drainage be improved. 

 

 Monitor: The foundation supporting this structure is older poured concrete, and outdated by modern standards. 

Concrete is a mixture of sand, cement, and rocks (aggregate). Too much rock was used in many older foundations, making it 

porous and weak. Round beach sand was often used instead of sharp sand from a quarry. Old, poor quality concrete is 

susceptible to moisture entry and will often crumble and deteriorate with age, causing settlement. Some building departments 

will not permit the installation of earthquake bolts into poor quality concrete. In order to adequately reinforce these buildings 

against seismic activity it may be necessary to install new concrete foundation walls.  Concrete deterioration and spalling are 

usually the result of prolonged moisture penetration. As moisture moves through the concrete and dries on the surface, mineral 

salts dissolved in the water form crystals which expand and cause surface crumbling (spalling). Minor surface deterioration is 

common in older foundations. With continued moisture penetration over many years, the concrete may deteriorate to the point 

where replacement becomes necessary. 

 

 Monitor: This house is 89 years old. Some of the stem walls appear to be newer than others. As to whether it was a cap or 

new foundation was undetermined. With capping, the original foundation investigation is not possible. Recommend 

contractor/engineer evaluate for remaining life expectancy.  

The typical life expectancy of a poured concrete foundation is approximately 60 – 100 years, depending on the quality of 

materials and workmanship.  

 

FLOOR  Concrete  Gravel  Dirt   

 

 Improve:  Rat proofing material or plastic covering can be used for ground cover under the house, to keep out pests and 

diminish any mildew smells which could develop with moist ground. 

 

SEISMIC BOLTS  

  Observed  None visible  Appear satisfactory  Recommend evaluation 

 Monitor:  There were anchor bolts observed here and there as well as some extra retrofitting supports. As to whether or not 

complete seismic bolting has been implemented, and to what capacity there efficacy, is beyond the scope of a home 

inspection. The washers used for the bolts were round. Newer standards require a square washer as it is less likely to split 

the sill plates during an earthquake.  

 

 

DRAINAGE  

Standing Water:  Yes  No  Not visible Evidence of moisture damage:  Yes  No 
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VENTILATION  Wall vents  Power vents  None apparent 
 

 Repair: The subarea ventilation is minimal. There were louvered foundation vent screens as well as flat ventilation screen 

observed. Louvered vents may reduce the flow of air and sunlight necessary for good subfloor ventilation. Screened vents 

with 1/4-inch corrosion resistant mesh are preferred for proper ventilation. Recommend the louvered vents be replaced with 

modern screen vents to improve subarea ventilation. 
 
 

GIRDERS / BEAMS / COLUMNS   
Material:       Steel   Wood    Masonry  Not visible 

Condition:  Satisfactory    Marginal    Poor

  

JOISTS  
Material:       Wood        Steel          Truss                                Not visible   

Condition:  Satisfactory    Marginal     Poor   

 Monitor:  There were extra joist bracings observed here and there. The integrity of a home’s structural components is 

beyond the scope of a normal home inspection.  Recommend contractor/engineer evaluate for full structural details as 

desired. 

 

SUB FLOOR   indication of moisture stains/rotting    Appears overall satisfactory 

 **Areas around shower stalls, etc., as viewed from basement or crawl space. 
 

 Monitor: There are several stains on the subarea framing apparently indicating previous water entry or leakage. A current 

pest control report should be consulted concerning the presence of decay or other moisture related damage. 

Moisture stains indicate previous water penetration. Stains are commonly found around bathroom and kitchen waste piping or 

at the building perimeter and may also indicate previous leaks which have since been repaired. Any indications of active leakage 

or moisture-related damage should be promptly repaired by a qualified contractor. 
 
 

INSULATION  Observed               None                  Partial   

 

 Improve:  As is typical of this age of construction, the undersides of the floors are not insulated, nor is there a vapor barrier 

present. The installation of under-floor insulation can help reduce heating costs. 

Floor framing insulation is important over unheated basements or crawlspaces in cold winter areas. In areas with moderate 

winters, flooring insulation is preferred but not always required. 

     

 

 Repair: There are several active exposed splices/open junction boxes within the crawl space. Recommend properly 

covering all open junction boxes.  

All electrical connections should take place in properly covered junction boxes. Visible splices are potentially hazardous and an 

indication of substandard work. 

 

                                                                            Open junction boxes should be covered 

 

 

GENERAL COMMENTS  
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WATER SERVICE  Main Shut-off Location:  Front exterior wall 

Water Entry Piping:  Not visible  Copper/Galv.  Plastic* (PVC, CPVC, Polybutylene, PEX)  Lead 

Lead Other Than Solder Joints:  Yes  No  Unknown   Service entry 

Visible Water Distribution Piping:  Copper  Galvanized  Plastic* (PVC, CPVC, Polybutylene, PEX)   
Condition:  Satisfactory  Marginal  Poor 

Functional Flow:  Satisfactory  Marginal  Poor   Water pressure over 80 psi 

Pipes, Supply/Drain:  Corroded  Leaking  Valves broken/missing  

  Dissimilar metal Cross connection:           Yes           None observed 

Drain/Waste/Vent Pipe:  Copper  Cast iron  Galvanized/Stainless   PVC  ABS 

Condition:  Adequate  Marginal  Poor   

Support/Insulation:  N/A Type: Metal strapping    

Traps Proper P-Type:  Yes  No  P-traps recommended 

Functional Drainage:  Satisfactory  Marginal  Poor 

Gas Line:  N/A   Copper  Brass  Black iron   Steel  CSST  Not visible 

Condition:  Adequate  Marginal  Poor   Recommend plumber evaluate 

 The main water supply piping inside the building is copper. 

Copper piping is easy to work and has excellent thermal conductivity, corrosion resistance and durability. Used for centuries, it 

has gained new popularity in its modern form: light, strong, corrosion-resistant tubes. Its long-lasting and maintenance-free 

characteristics make copper the leading choice for plumbing, heating, cooling and other mechanical systems. Copper never 

requires painting for protection from corrosion. In addition, a thin film forms inside the tube, providing natural protection from 

corrosion. And its universal acceptability assures compliance with major building codes. Copper is safe, too. It will not burn or 

support combustion. So it will not carry fire through floors, walls and ceilings, and it will not decompose into toxic gases. 

 

 Monitor:  ABS and galvanized piping was used for the drain system; however it emptied out into the original cast iron drain 

pipe under the house. Due to the age of this house, it is recommended to get a video investigation done from a licensed 

plumber of the cast iron drains for deterioration. 

The life expectancy of cast iron drains can go up to 100 years. Anything past 35 years should be checked. The deterioration of 

cast iron drains usually happen from the inside out, so a drain line that might look fine from the outside might not be. Holes can 

develop but then are subsequently filled with rust plugging it back up again. This is a good indication of drains needing to be 

evaluated and probably replaced. 

 

MAIN FUEL/GAS SHUT-OFF LOCATION  Front exterior wall   

 

WATER HEATER   Location: Laundry area  

Brand name:  Takagi (tankless) Serial #: 15022787 

Type:  Gas  Electric  Oil    
Capacity:  Unlimited gal. Approx. age:  8 years (life expectancy is up to 14 years)  

Unit Level:      Yes  No  

Combustion Air Venting Present:  Yes  No  N/A 

Relief Valve:  Yes  No Extension proper:  Yes   No  Missing  Recommend repair 

Vent Pipe:  N/A  Satisfactory  Pitch proper  Improper  Rusted  Recommend repair  

Condition:  Satisfactory  Marginal  Poor 

 

Tankless Water Heater  

Tankless water heaters, also called “flash,” “demand,” or “instantaneous” water heaters, only heat water when a hot water 

valve is being used. Conventional water heaters store a tank of hot water at all times “on standby” so that users receive hot 

water as soon as they turn a hot water valve on. Keeping this water heated when the valves are not in use requires energy and 

heat that is lost through the walls of the storage tank. Tankless water heaters are activated by the flow of a hot water valve and 

instantly heat the hot water as it is being used. 

 

There are several benefits to using a tankless water heater. They are quick and reliable with easily replaced parts, and they save 

the energy typically used to store hot water on standby. Tankless water heaters are available in a variety of sizes for different 
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faucet applications and can be powered by propane, natural gas, or electricity. Using a tankless heater does not directly 

conserve water, but it saves the cold water that goes unused while water is heating up with a conventional heater. With both 

energy and water savings, the average payback period for a tankless heater is one to five years.  

 

 

 

 Monitor:  The water piping above the water heater does not appear to be bonded as is typically required in new 

installations. The connective wiring could be elsewhere, but the grounding configuration is typically done at the water 

heater, which include both the hot and cold water lines as well as the gas line. See diagrams at the back of the report. We 

recommend proper bonding clamps and wiring be installed for electrical safety if not present. 

The gas piping and hot water piping should be bonded to the grounding system (cold water piping). Bonding (a secure joining 

together to maintain electrical continuity) is typically done at the water heater. 

  

GENERAL COMMENTS  

 

 Proper P trap drains (U shaped) were observed.  

A water trap is a U-shaped drain line required on all drain fixtures (except toilets, which have integral traps). The trap holds 

water to block sewer gases, which otherwise could flow up from the main sewer piping and into the building. Sewer gas may 

have an odor or it may be odorless. Some gases such as methane is combustible. 

If a trap is not properly arranged the water can be siphoned out, allowing sewer gas into the building. Some configurations can 

cause frequent clogs.   
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HEATING SYSTEM  Location: In the laundry room (See remarks) 

Brand Name:  Carrier (high efficiency) Approximate age: 8 – 19 years (according to manufacturer)  

 Model #:58MVP100-20 Serial #: 4699A00845 

Energy Source:  Gas  LP  Oil   Electric  Solid Fuel 

Warm Air System:  Belt drive  Direct drive  Gravity  Central system  Floor/Wall unit 

Heat Exchanger:  N/A (sealed)  Visual w/mirror  Flame distortion  Rusted  Carbon/soot buildup  

Carbon Monoxide:  N/A  Detected at Plenum/Register  Not tested  Not detected 

CO Test: Tester: TIFF 8800 Combustion Air Venting Present:  N/A   Yes  No  

Controls: Disconnect:   Yes  No  Normal operating and safety controls observed 

Distribution:  Metal duct   Insulated flex duct    Cold air returns  Duct board  Asbestos-like wrap 

Flue Piping:  N/A               Satisfactory                Rusted               Improper slope  Safety hazard 

Filter:  Standard  Electrostatic  Satisfactory  Needs cleaning/replacement  Missing 

When Turned On By Thermostat:  Fired  Did not fire  Proper Operation:   Yes  No  Not tested 

System Condition:  Satisfactory  Marginal  Poor  Recommended HVAC Technician Examine 

 

OTHER SYSTEMS   Electric space heater (family room) 

Proper Operation:  Yes  No 

System Condition:  Satisfactory  Marginal  Poor 

 

GENERAL COMMENTS  

 

 Monitor: The furnace was in functional condition. The expected life span of a gas, forced air furnace is 15 to 20 years. 

Comprehensive evaluation can only be obtained by dismantling or specialized testing, which is beyond the scope of this 

home inspection. 

A heat exchanger is a metal chamber which encloses the flame and transmits heat to the circulating air. With age and use, 

cracks or rust holes can develop in heat exchangers. Fumes from the flame may flow through the exchanger wall and enter the 

living area. Heat exchangers should be carefully examined as part of routine servicing. Only a small portion of the heat 

exchanger is accessible during a typical home inspection. 

 

Furnace servicing should be performed annually as part of routine maintenance. Significant defects may be revealed during a 

thorough evaluation, especially with older systems.   
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MAIN PANEL Location: Exterior wall  Condition:  Satisfactory  Marginal  Poor 

Adequate Clearance To Panel:   Yes  No  Amperage: 200 Volts 120/240   Breakers   Fuses 

Box/Plate Screws Missing:   Yes  No     Recommend replace 

Appears Grounded:  Yes  No  Not visible 

GFCI Breaker:   Yes  No   Operable:   Yes  No  

AFCI Breaker:   Yes  No   Operable:   Yes  No  

MAIN WIRE:  Copper  Aluminum  Not visible  Double tapping of the main wire 

Condition:  Satisfactory          Marginal   Poor      Federal Pacific Panel Stab Lok®  (See remarks)* 

BRANCH WIRE:  Copper  Aluminum*  Not visible                Evidence of overheating in box 

Condition:  Satisfactory          Marginal   Poor      Recommend electrician evaluate/repair*  

Wiring Observed:  Romex  BX cable  Conduit                     Knob & tube** 

 

SUB PANEL  

Location: Garage  

Branch Wire:  Copper  Aluminum  
Neutral/ground separated:   Yes  No  Neutral isolated:   Yes  No  Safety hazard 

Condition:  Satisfactory  Marginal  Poor  Recommend separating/isolating neutrals 

 

ELECTRICAL FIXTURES  

A representative number of installed lighting fixtures, switches, and receptacles located inside the house, garage, and exterior 

walls were tested and found to be:  

Condition:  Satisfactory  Marginal  Poor   Open grounds  Reverse polarity  

  Recommend electrician evaluate/repair* 

GENERAL COMMENTS  
 

 

 The homes electrical capacity should be more than adequate for normal electrical use. 

Modern single family residences typically have an electrical capacity of 125 to 200 amps. The minimum capacity allowed for a 

detached dwelling since 1960 is 100 amps. 

 

 There are several GFCI outlets installed.  

Ground Fault Circuit Interrupters are breakers or receptacle outlets designed to protect against electrical shocks. In recent 

years most jurisdictions have required ground fault protection for outlets in bathrooms, exteriors, basements, and garages 

(except those in a designated appliance location - such as for laundry equipment). Recent regulations also require GFCI 

protection for kitchen countertop outlets and for wet bars. A single GFCI receptacle may be used to protect other outlets 

downstream from it on the same circuit. GFCI outlets and breakers have test buttons which should be operated monthly to 

assure the devices are functioning properly. 

 

 Repair:  There are open junction boxes within the crawlspace (also see CRAWLSPACE). Recommend the unenclosed 

electrical connections be checked by a qualified electrician and all junction boxes be covered as needed. 

 

 Repair: There are several ungrounded (“open ground”) outlets in the house.  

Grounding throughout an entire home is not required, but it protects electronics (computers, TV’s, Stereo equipment, etc.) in 

case of an electrical surge. Surge protectors/suppressors can be purchased and used, but they too must have a grounded three-

hole outlet to operate properly. Appliances, such as refrigerators, computers, microwave ovens, and clothes washers typically 

have three-prong plugs and need conveniently placed three-hole grounded outlets. We recommend each 3-hole outlet be 

examined by a qualified electrician and properly grounded as needed. 

Also known as an “open ground”, this defect is common in older buildings and typically occurs when 2-hole outlets are replaced 

with 3-hole types without adding a grounding wire. Properly installed three-hole outlets have a third grounding wire and are 

necessary for appliances with three-prong plugs. Using a three-prong plug in an ungrounded three-hole outlet is potentially 

hazardous. The accepted means of correcting this condition include replacement with a 2-hole receptacle, installation of a 

proper grounding wire to the outlet, or replacement with a GFCI receptacle.  

 


