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12345 Tierra Loma Drive 
Coto De Caza, CA 91765 

Prepared for:John Smith

Prepared by:20/20 Home Inspections
26741 Portola Parkway
#1E-469
Foothill Ranch, CA 92610
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File Number: 081015 Tierra Loma 

Property Information 

Property Address: 12345 Tierra Loma Drive 
City: Coto de Caza State: CA Zip: 91765 

Building Type: Single Family Residence, One Level. 

Estimated Age: 37+- 

Entrance Faces: Street is, North Occupancy: Owner Occupied 

Inspection Date: 10/15/2008 

Start Time: 1:00pm End Time:  pm 

Client Information 

Client Name: John Smith 
Contact Name: Buyer, Owner, Buyer's Agent: 
Others Present: Buyer, Buyer's Agent, Home Owner 

Inspection Company 

Company Name  20/20 Home Inspections 
Company Address  26741 Portola Parkway 

#1E-469 
City Foothill Ranch   State CA   Zip 92610   
Phone: 949-275-4950 Fax: Call 
E-Mail: 2020HI@Cox.net 
Web Site: www.2020HI.com 
Inspector Name: Michael Cantor 

Weather Conditions 

Weather: Clear 
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Temperature (F): 90 
Soil Conditions: Dry 

Utility Status 

*�����
��+�,� Yes 
���-+
��+�,� Yes 
.�����+�,��� Yes 
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�%(AD) or (AN) =     Address as Desired/Address as needed. 
�%(ACC) =     Denotes that this item is ACCEPTABLE although it may be grouped with other elements that are down-rated.  
>%(AE) or (RE) =     ADVISE or REQUIRES EVALUATION and/or remedial options from a QUALIFIED SPECIALIST. 
?%(AO) =     ASK OWNER about the history of conditions/repairs. 
�%(AR) =     ANTICIPATE REPAIR or REPLACEMENT NEEDS at any time. 
@%(CE) =     COMMON ELEMENT; typically, ASSOCIATION maintained. Not part of this inspection, unless noted otherwise. 
A%(DA) =     Client should DETERMINE personal ACCEPTABILITY. 
�%(FN) =     Element function is or may be affected by present condition. 
"%(HZ) =     SUBSTANTIAL HAZARD now and requires immediate correction by a qualified specialist. 

��% (HD) =     HIDDEN DAMAGE MAY EXIST. 
��% (MO) =     MONITOR [for changing] conditions and improve as needed. 
��% (MR) =     Generally, MINOR to REPAIR or correct. 
�>%(PC) =     Advise additional evaluation PRIOR TO CLOSE OF ESCROW and/or SALE/TRANSACTION. 
�?%(PD) =     This condition creates POTENTIAL FOR FUTURE DAMAGE. 
��% (PM) =     We ADVISE PREVENTIVE MAINTENANCE or the element REQUIRES PREVENTIVE MAINTENANCE as soon as possible to avoid or limit problems. 
�@%(REPAIR) =     In this inspector's opinion, REPAIR is required for normal condition. 
�A%(REPLACE) =     In this inspector's opinion, this element needs to be replaced. 
��% (SA) =     This condition is a [potential] SAFETY concern. Correction is required. 
�"% (SY) =     This condition is a potential SECURITY concern. Correction is required. 
��% (SP) =     Advise evaluation by a qualified STRUCTURAL PEST CONTROL OPERATOR, prior to close of escrow/sale/transaction. 
��% (UP) =     The correction for this condition is considered an UPGRADE relative to the age of the house.  
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NOTE 1: Geological/soil conditions, low voltage site lighting bulkheads and docks are not within the scope of this inspection. 
NOTE 2: Evaluation of Vegetation and Retaining Walls are limited to components affecting the house, unless noted otherwise. 
NOTE 3: Retaining Walls are inspected for visible exterior condition. 
NOTE 4: WEEP SCREED CLEARANCE: Ideally, there should be at least 2" & 4" of clearance between the weep screed (the bottom metal drip edge of the stucco siding) and paved surfaces & soil, 
respectively.  Covering the weep may prevent proper wall drainage, cause moisture related damage, and create a direct path for wood destroying insects/organisms to enter the  structure. 
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NOTE 1: Exterior wood elements such as Eaves, siding, trim, decks, etc. are prone to hidden decay, insect and/or pest damage. 
NOTE 2: Some rigid siding and trim products may contain Asbestos. 
NOTE 3: GFCI protection is ADVISED at appropriate locations, as per present standards and known safety benefits. 

 #1, Main Siding/Cladding  
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 #2, Front Siding/Cladding  
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 #4, front Siding/Cladding  
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 #5, right and rear Siding/Cladding  
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@%���������� Door Bell: 

A%���������� Door, Main Entry: 
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�%��������� Door(s), Other: a.  Location: Dining area near kitchen:  

SCREEN DOOR: SLIDING FUNCTION was poor. (AN)(AE)(PC). 
 
b1.  Location: Living Room: SCREEN DOOR: SCREEN DOOR was MISSING/removed. (REPLACE). 
Found at rear of house. Screen was damaged; replace. 
 
b2.  GLASS DOOR: Handle was missing part. 
 SLIDING FUNCTION was poor. (AN)(AE)(PC). 
 
c1.  Location: Master Bedroom: 
TRACK BOTTOM  was CORRODED. (REPLACE)(AE). 
 
c2. SCREEN DOOR: SLIDING FUNCTION was poor. (AN)(AE)(PC). 
 
d.  Location: Kitchen: Hinged door. Pull knob and dead-bolt only. Door doesn't close/seal tightly. (AN).  

"%��������� Electric Outlets: a1.  No power detected at outlet under electrical panel. (AO)(AE)(PC). 
 
a2.  COVER PLATE was [damaged/not functional] at [  outlet under electrical panel. Replace with an appropriate cover for outdoor use. 
(MR)(SA) 
 
b1.  Atrium area; TWO PRONG type, non-grounding receptacles present. Typical of age. Anticipate upgrade needs. 
 
b2. MISSING COVER PLATE at receptacle/switch; install for safety. Switch is not suitable for exterior location. (SA)(MR). 

��% $%�
�"�-�$� GFCI Provisions: GFCI protection was NOT OBSERVED or DETECTED. (See NOTE 3, above). Example, but not necessarily all inclusive: 
rear wall of house. 

��% ��"#�$�� Hose Faucet(s): a.  VALVE STEM leaks when faucet is open. (AE). Example, but not necessarily all inclusive: left side. 
 
b.  Backflow preventer(s) not present at any hose faucets. Advise installing to reduce chances of a "cross-connection" where the water supply 
might get contaminated by bacteria or other organisms.  

��% ��"#�$�� Exterior Lighting: Fixture was [loose]. Repair/replace as needed. Example, but not necessarily all inclusive: Left side. 
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�>%��"#�$�� Soffits/Fascia: PEELING PAINT/coating. (HD)(RE)(PC)(SP). Example, but not necessarily all inclusive: Right 

and left sides at multiple areas. 

�?%���������� Trim: 

��% Windows: See Interior comments... . MULTIPLE TYPES: . Aluminum type. . Single Glazed type. . Slider type. 

�@% Window Screens: See Interior comments 
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 West Hall ceiling entry to Attic  
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NOTE 1: Roofing type/material comments are intended to provide general descriptions only; material content was not confirmed. Some rigid products may contain Asbestos.  
NOTE 2: Most roof leaks actually occur at flashings; our assessment is limited to readily visible surfaces. 
NOTE 3: Chimney inspection is limited to readily visible surfaces. Flues, liners, footings are generally not readily visible. 
  

 Main & Garage Roof Surface  
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>%��������� Surface Material Condition & Design Life: ��(��������
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�%��������� Roof Vents: �����!!!
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@%���������� Valleys: 

A%���������� Skylights: 
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�%���������� Plumbing Vent Stacks: 

"%��������� Gutters: �%��6���
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��% ���������� Downspouts: 

��% ���������� Leaders: 

 REAR Chimney/Vent(s)  

��% ���������� Chimney/Vent(s): ���
�


�>%$%�
�"�-�$� Spark/Rain Guard: /(0
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�?%���������� Chimney Flashing: 
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 Middle area Chimney/Vent(s)  
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NOTE: Evaluations are limited to visual assessment of readily accessible components; flues, interiors and operational conditions were not evaluated unless otherwise specifically stated. Inspections do not 
include include code, fire safety or installation compliance. It is recommended that a qualified specialist perform a thorough evaluation of  any Fireplace, stove or insert unit now and regularly due to 
changing conditions and potential hazards. See Chimney comments. 
 

 Family/Living Room Fireplace  

�%Operating Type: Gas and/or Solid fuel burning capable. 

�%��"#�$�� Firebox Type/Condition: Brick type... Cracks observed at the breast plate in the throat area.  
a.  Crack size may be subjective so it would be prudent to have the fireplace and chimney inspected by a licensed chimney sweep prior to use 
and close of transaction. 
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>%���������� Flue (as viewed): Not fully visible to me 

?%��"#�$�� Damper: No Damper block was observed or detected. A stopper is required to prevent full closure when a gas burner assembly is present. 

�%���������� Hearth Extension: Brick type 

@%���������� Gas Burner Assembly: GAS BURNER- Tested for gas flow; we do not light burners. Acceptable as tested. Gas log set WAS present here. 

A%$%�
�"�-�$� Glass Doors: GLASS DOORS NOT PRESENT: Advise installing for energy efficiency. 

�%���������� Spark Screen: Ask owner if screen is to remain. 
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NOTE 1: Floor, wall, ceiling coverings and/or furnishings limit the ability to assess conditions.  
NOTE 2: Vacancy and/or recent paint/coverings/repairs, non-use of plumbing, electrical, mechanical equipment and appliances limits our assessment of conditions during normal occupancy. Ask owner 
about the prior history of any known conditions/concerns/repairs.  
NOTE 3: Window & door evaluations are  based on a check of representative units. 
NOTE 4: Regarding Pre-1980 construction; Textured ceiling material may contain Asbestos. Any damage, repairs or removal should be addressed accordingly. 
NOTE 5: Regarding Pre-1978 construction; Painted surfaces may contain Lead Paint. Any damage, repairs or removal should be addressed accordingly. 
NOTE 6: The above comments apply to the Garage, Substructure, Kitchen, Bathrooms, Bedrooms and Laundry areas as well. 
 

 Living Room Living Space  

�%���������� Ceiling: Texture/Paint 

�%���������� Walls: Painted Drywall 

>%���������� Floor: Carpet 

?%��������� Electrical:  Where accessible... THREE PRONG outlets tested as being NON-GROUNDED. Advise corrections by a licensed electrician.  
Others may exist not readily accessible to me at this time. (HD)(RE)(PC). 

�%���������� HVAC Source:  Ducted Register 

 Dining Nook Living Space  

@%���������� Ceiling: Texture/Paint 

A%���������� Walls: Painted Drywall 

�%��"#�$�� Floor: Vinyl floor covering... Wide gaps/seams. (DA)(AN). 

"%���������� Doors:  Hollow Core Wood 

��% ��������� Electrical:  Where accessible... THREE PRONG outlets tested as being NON-GROUNDED. Advise corrections by a licensed electrician.  
Others may exist not readily accessible to me at this time. (HD)(RE)(PC). 

��% ���������� HVAC Source:  Ducted Register 

��% ���������� OTHER: OTHER: CEILING FAN was present here and was functional as tested.     
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NOTE: See NOTES at LIVING SPACE section of report. 
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>%���������� Walls: ������+
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?%���������� Floor: ������


�%��"#�$�� Window(s): 

@%���������� Room Door(s) : 
?�����
����
0��+!!!

�2
����
������'
+���
����!
����
���*

��

����
�
����!
.�$/!
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��% ���������� Floor: ������
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NOTE 1: Appliances are evaluated/inspected at inspector discretion/option, and when evaluated do not include the full range of any appliance mode/cycle. 
NOTE 2: Cooking Appliances have a design-life range of 10-15 years. 
NOTE 3: GFCI protection is ADVISED for ALL work space areas as per present standards and known safety benefits. 
NOTE 4:  Dishwashers, Disposals, Trash Compactors, Ventilators, Microwaves and Refrigerators have a design-life range of 6-10 years. 
NOTE 5: See NOTES at LIVING SPACE section of report. 
 

 MAIN Kitchen  

�%��"#�$�� Cooktop Type: Fuel type: Electric *��%�/��,� 37+-... Initially, the Cooktop [ rear right element] was not functional.  I jiggled it and it worked. I 
suspect a faulty connection or failing element. Advise obtaining remedial options from a qualified appliance specialist. 

�%��"#�$�� Wall Oven Type: Fuel type: Electric *��%�/��,� 37+-... Basic operation was Functional at this time. (ARN). 

>%��"#�$�� Dishwasher: *��%�/��,� Estimate 5-10+-... Down-rated due to age. Functional at this time. No leaks observed after  a full cycle. (MO). 

?%��"#�$�� Disposal: *��%�/��,� 5-10+-... Downrated due to age and, Interior was RUSTY. The disposal operated, but the adequacy of the grinding function 
was not determined. Advise installing a stainless steel unit at next replacement. 

�%��������� Sink Basin/Plumbing: a.  WATER SUPPLY FITTINGS under sink have Corrosion/sediment. May indicate 
past/present leaks.  Valve(s) may not be functional; we do not test these. Advise corrections or preventive 
maintenance. See photo, Red arrow. 
 
b.  Lateral drain pipe was improperly sloped. May lead to sluggish or clogged drain. (REPAIR)(AE). See photo, 
black arrows. 
 
c.  Dishwasher Air Gap was not in use. [air gap was not present.]  [Dishwasher drain hose was connected 
directly to the disposal.] (RE)(PC). See photo, Blue arrows & circle. 
 

@%��"#�$�� Ventilation: Range Hood, Exhaust fan... a.  Down-rated due to age. Functional at this time. Slow fan. (ARN). 
 
b.  Light was not functional. Address as needed. 

A%$%�
"���� Refrigerator: Not inspected as part of a standard home inspection, unless stated otherwise. 

�%���������� Countertop(s): 

"%���������� Cabinets: 

��% ���������� Ceiling: Painted Drywall 

��% ���������� Walls: Painted Drywall 

��% ��������� Floor: Vinyl Sheeting... Nicks & cuts in vinyl floor. (DA)(AN). 
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�>%��������� Window(s): Sliding function was poor. (AN). 

SCREEN: damaged. (REPLACE). 

�?%��������� Electrical:  Where accessible... a.  Two of three accessible THREE PRONG outlets tested as being NON-GROUNDED. Advise corrections by a 
licensed electrician. 
 
b.  See [GFCI] comments. 

��% ��������� GFCI Provisions: Three of three Devices Not functional as tested. (SA)(GM). 

�@%���������� HVAC Source:  Ducted Register 

$����

�
NOTE 1: Whirlpool Bath mechanical and electrical equipment inspections are limited to visible components. 
NOTE 2: Stall shower pans are not visible for evaluation due to design. 
NOTE 3:  GFCI protection is ADVISED for ALL work space areas as per present standards and known safety benefits. 
NOTE 4: Tilework/surround comments address wall coverings at bathtub/shower stall only. 
NOTE 5: Review comments at plumbing section of report. 
NOTE 6: See NOTES at LIVING SPACE section of report. 

 #1- Master Bedroom Bathroom  

�%��������� Ceiling: Painted Drywall... Peeling paint, appears to be from poor paint job. May be from excess moisture from poor dryer vent and/or lack of 
exhaust fan. 

�%��������� Walls: Painted Drywall... a.  Moisture stains/damage at south wall next to shower enclosure. 
 
b.  Elevated moisture levels detected with moisture meter [  ]. (HD)(RE)(PC). 
 
c.  [Suspect cause of moisture]: leaking shower surround. 
 
d.  [Suspect Mold-like conditions exist here.] 
     [Concealed Mold-like conditions may exist here.] 
      
 
e.  The best way to determine if mold exists in this area is through microbial sampling. 
 
f.  [Air sampling is recommend here.] 
    [Surface sampling is recommended here.] 
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[Sampling was verbally DECLINED by the client at this time.  
 
g.  We cannot render a factual conclusion about the presence of mold in an area without scientific testing.  
 
h.  We cannot necessarily determine the extent of any moisture damage and/or mold contamination since this is a non-destructive evaluation. 
 
i.  Also, Peeling paint at wall, appears to be from poor paint job. May be from excess moisture from poor dryer vent and/or lack of exhaust fan. 
 
 
 
 

>%��������� Floor: Vinyl Tiles... a.  Vinyl floor covering was lifted/peeled/damaged. (AN)(DA). 
 
b.  Elevated moisture levels detected with moisture meter. May be from leaking toilet and/or water from shower 
surround. (HD)(RE)(PC). 

?%���������� Window(s): 

�%���������� Doors:  Hollow Core Wood 

@%���������� Counter/Cabinet:  

20/20 Home Inspections
��������
������
�������� ��������
	���

�����������������
����
� �
����!��""���������#�$�����%



$����

��&�
��
�'�()
A%��������� Sink Basin/Plumbing: a.  Faucet Aerator is corroded/ has mineral deposit build-up. 

 
b.  Hot water flow was noticeably less than Cold water flow. Check that the water supply valve is fully open. 
(HD)(RE)(PC). 
 
c.  WATER SUPPLY FITTINGS under sink have Corrosion/sediment. May indicate past/present leaks.  
Valve(s) may not be functional; we do not test these. Advise corrections or preventive maintenance. Do not 
operate unless you are prepared to stop/fix a leak.  
 
d.  Drain pipe has Mineral deposits and excessive caulking at slip nut couplings. Indicates slow leaks. 
(REPAIR)(MR). 

�%��������� Electrical:  Where accessible... THREE PRONG outlet tested as being NON-GROUNDED. Advise corrections by a licensed electrician. 
 

"%��������� GFCI Provisions: GFCI Device Not functional as tested. GFCI device was tripped off when I arrived. I couldn't reset it.  The Power stayed on at 
GFCI device. (SA)(RE)(PC). 

��% ��������� Shower Surround/Plumbing: a.  Evidence of water penetration through glass enclosure. (AN)(HD)(RE)(PC). Evidence of repair attempts; 
rubber stripping was applied at exterior joint areas. This has not been effective. 
See wall & floor comments. 
 
b.  Old, "wired" glass enclosure [was present] and [was cracked] . Replace with modern, tempered safety glass. 
 
c.  Drain strainer cover was not secured in place. (HD)(PD)(RE)(PC). 
 
d.  Water did not drain fully off of shower floor. Standing water can cause staining, microbial growth and/or premature leaks. (HD(RE)(PC).  

��% ��"#�$�� Toilets: a.  DRAIN FLAPPER Leaks (in tank); tank refills periodically; repair as needed. 

��% ��"#�$�� HVAC Provisions:  Ducted Register... Ventilation: Window only. Advise installing exhaust fan for best/consistent year round ventilation. 
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 #2- West end Hall Bathroom  

�>%���������� Ceiling: Painted Drywall 

�?%��������� Walls: wall paper... a.  Wallpaper was loose/peeling at a number of areas.  
Wallpaper can trap moisture and cause moisture related damage. There were stains/discoloration under loose wallpaper. When tested with a 
moisture meter I detected NO elevated moisture level with the surface scan. 
 
b.  Observed wood decay in plumbing wall behind bathtub.  The extent of conditions was not determined by me. (RE)(SP)(PC). 

��% ��"#�$�� Floor: Ceramic tile... Elevated moisture levels detected with moisture meter around/near the toilet. 
(HD)(RE)(PC). I suspect a "leaking toilet." (HD)(RE)(PC). 

�@%��"#�$�� Window(s): Sliding function was poor. (AN). 
SCREEN: damaged. (REPLACE). 

�A%���������� Doors:  Hollow Core Wood...  Except, damaged door stop. Door knob can contact glass tub doors. (AN). 

��% ���������� Counter/Cabinet:  
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�"% ��"#�$�� Sink Basin/Plumbing: Two... WATER SUPPLY FITTINGS under sinks have Corrosion/sediment. May indicate past/present leaks.  Valve(s) 

may not be functional; we do not test these. Advise corrections or preventive maintenance. 

��% ��������� Electrical:  Where accessible... THREE PRONG outlet tested as being NON-GROUNDED. Advise corrections by a licensed electrician. See 
[GFCI] comments. 

��% ��������� GFCI Provisions: GFCI Device Not functional as tested. GFCI device was tripped off when I arrived. I couldn't reset it.  The Power stayed on at 
GFCI device. (SA)(RE)(PC). 

��% ��������� Tub Surround/Plumbing: a.  Old, "wired" glass enclosure [was present] and [was cracked] . Replace with 
modern, tempered safety glass. 
 
b.  Faucets; Leaking/dripping from [faucet handle(s)/cartridge] (RE). from faucet swing arm pivot. (RE). 

�>%$%�
"���� Toilets: Elevated moisture level detected at floor around toilet at this time. Suspect toilet and/or seal is leaking. (HD)(RE)(SP)(PC). 

�?%���������� HVAC Provisions:  Ducted Register... Ventilation: Window only. Advise installing exhaust fan for best/consistent year round ventilation. 
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 in Kitchen Laundry Room/Area  
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NOTE 1: Insulation and vapor retarder comments are based on a random spot check of visible areas. 
NOTE 2: The reversing function of the garage door should be tested and examined frequently, as instructed by the manufacturers and to the satisfaction of the occupant. Great care should be exercised 
when operating a garage door. It is unsafe to be under or near a moving garage door and any amount of impact or contact can be injurious or damaging.  
NOTE 3: GFCI protection is ADVISED at appropriate locations, as per present standards and known safety benefits. 
NOTE 4: See NOTES at LIVING SPACE section of report. 
 
 

 Main, Front Garage  
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NOTE 1: The Heat Exchanger in a Forced Hot Air Furnace cannot be fully assessed within the scope of a standard home inspection due to typical design constraints. Detailed evaluation requires the use of 
special  equipment. It is advised that a specialist evaluate the unit additionally, particularly if the unit is older and exhibits wear. 
NOTE 2: Review Cooling section of report for shared, related and additional comments.  
 

 Whole House Heating System  

�%Heater Location: Center hall 

�%Type/Design Life: Gas Fired / Forced Hot Air Unit / 15-25 years. Est. Age: 5+- 

>%Manufacturer: Lennox Est. Capacity: 88,000 BTU'S 

?%��"#�$�� Overall System Condition: a.  DOWN-RATED due to installation and conditions noted below. Advise obtaining 
remedial options from a licensed & qualified heating specialist, prior to close of transaction.  
See other comments in this section.  
 
b.  Closet door did not seal tightly closed. No weather-stripping around perimeter. This is a potential Carbon Monoxide 
safety concern, particularly when the return-air intake is within 10 feet of the furnace closet door. (SA). 
 
c.  A filter assembly was added under the furnace to avoid having to open the furnace to change the filter. The furnace 
continues to operate when the filter door is open. This effectively overrides the Blower Door Safety Switch concept. 
However, this assembly is generally approved for this use, but the safety aspect was overlooked, in my opinion.  I 
advise adding a disabling switch to the filter door or change this filter arrangement.  At least, it is crucial to make sure 
the filter access door is tightly closed/sealed prior to use of the furnace (SA)(RE).  
 
I Advise obtaining & verifying completed construction permits. In any case, this element Requires further evaluation and 
corrections. (RE)(PC). 

�%��"#�$�� Fuel Line: Sediment trap NOT present/observed in fuel line. A trap is typically Required by the manufacturer. (RE)(PC). 

@%$%�
"���� Heat Exchanger: Mostly not visible in this heater. See NOTE 1, above. 

A%���������� Draft Control: Automatic fan type 

�%���������� Distribution: via Ducted registers 
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"%��������� Exposed Ductwork: a.  Dirt/debris observed in the return air plenum under furnace. Advise cleaning system. 

 
b.  Some moisture stains/damage to underside of water heater/furnace platform. Possible microbial growth here. Air returns from the house in 
through this plenum where it passes through the filter and gets re-distributed through the house.  The filter can only catch and filter out a limited 
amount of debris and particulate matter. Unfiltered particulate matter can still be distributed throughout the house. Therefore, periodic cleaning 
of the ducts system, including the return plenum, is necessary for healthy living conditions. We advise servicing/cleaning prior to continued use 
of the HVAC system. (RE)(PC). 
 
c.  Return-air grill under closet door was loose. 
 
d. ALUMI-BESTOS ductwork present; This ductwork is typical of that manufactured by the Alumi-Bestos company. There is generally no internal 
liner. Any external damage may be transferred to the interior.  
Additional limitations may exist such as to the type and extent of duct cleaning possible. Advise obtaining remedial options from a licensed & 
qualified heating specialist and/or environmental specialist. 
 
There was an apparent repair [at the far end of the attic]; a newer section of insulated flexible duct was connected to the original duct. I couldn't 
readily determine how or if the end of the original duct was prepared for the connection. (AE)(PC).  
We advise obtaining any available documentation and warranties. 
 
We advise full replacement of the appropriate duct sections.  
 
 

��% ���������� Blower Fan/Filter: 

��% ���������� Thermostat: %��
A���8
������
����!
 Location: Living Room. 
Advise installing digital programmable type thermostat for energy efficiency and comfort. 
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��% ��������� Flue Pipe: Firestop thimble/bucket was not present or not visible at [ceiling] penetration. (SA)(RE)(PC). 

�>%$%�
"���� Suspected Asbestos: Yes... At Ductwork. At water heater exhaust vent. At textured ceilings. 

�

�
���6 ����
NOTE 1: Cooling system components cannot be tested when ambient temperature is below 60 degrees Fahrenheit. 
NOTE 2: Interior components, including coil units, are generally not visible.  
NOTE 3: Review Heating section of report for shared, related and additional comments. 
  

 Whole House Cooling System  

�%Type/Design Life: Central, Electric, Split System /  8-12 years. Est. Age: 5+- 

�%Manufacturer: Lennox brand Est. Capacity: 4 Ton 

>%���������� Overall System Condition: 

?%��"#�$�� Temperature Differential: Possibly improper SYSTEM OPERATION- OUTPUT: [ 48] / INTAKE: [76 ]. Differential [ 28 ] .  15-22 is the target 
range for adequate cooling function. This system did not meet this criteria. Obtain remedial options from a qualified H.V.A.C. specialist.   

�%���������� Outdoor Unit: Exterior Rear location. 
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@%���������� Electrical Disconnect: Cartridge fuse block at exterior 

A%$%�
"���� Visible Coil: Not fully visible to me as part of a standard home inspection. 

�%��������� Refrigerant Lines: INTERIOR LINES in attic;  At the Large Diameter Refrigerant line (suction line) the FOAM INSULATION was [damaged, . 
Repair for system efficiency and to avoid water dripping onto surfaces below. (MR)(PD). 
Water stains at ceiling in Furnace closet may be from dripping condensation or past roof leak. 

"%��"#�$�� Condensate Removal: Condensate pump... Termination point is Above Ground at exterior [rear near condenser unit ]. Condensate discharges 
onto surface of soil there; insufficient drainage. Excess moisture there. Advise installing an above or below ground drain or to plumbing system 
to adequately dispose of water. (PD) (PM). 

��% Blower Fan/Filter: See HEATING section of report. 

��% Exposed Ductwork: See HEATING section of report. 

��% Thermostat: See Heating section of report. 
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NOTE 1: Review electrical comments in other sections of report.  
NOTE 2: Representations regarding capacity/type are based on a limited check at the panel and random interior locations. 
NOTE 3: GFCI evaluation is based on check utilizing the built-in tester only, unless otherwise noted.  
NOTE 4: GFCI protection is ADVISED at appropriate locations, as per present standards and known safety benefits. 
NOTE 5: Throughout the house/garage, fixtures, devices, conductors are checked based on a random/representative sampling. 
NOTE 6: SMOKE DETECTORS: The "OCCUPANT" is responsible for assuring proper type, installation and operation of smoke detectors on a regular basis as directed by the manufacturer and local health 
& safety department. 
 
 

�%��"#�$�� Service Entrance: Overhead... Service drop cables are less than 8 feet above the (<4 in 12) flat roof of the 
added shade structure. (AE)(PC). 

�%Service Size Amps: 100 AMPS Volts: 120/240 VAC Conductor Type: Copper, where visible. 

>%$%�
"���� Ground: Not readily visible to me. 

?%���������� Conductor Type: Non-Metalic Sheathed Cable 

�%��������� 120 V Branch Circuits: Copper, where visible... A number of THREE PRONG outlets tested as being NON-GROUNDED. See comments 
within the report.  
Advise corrections by a licensed electrician.  Others may exist not readily accessible to me at this time. 
My inspection was limited due to furnishings throughout the house. Also, it is not within the scope of this inspection to test Every outlet and 
switch in the house, but a representative sampling.  We advise having ALL outlets, switches and circuits inspected by a qualified electrician, 
prior to close of transaction.  We recommend that the furniture be moved or removed for access for this inspection (HD)(RE)(PC).  
 
Example, but not necessarily all inclusive:  
Bedrooms #1,2,3, 4, Living Room. Dining Nook, West hall, Bathrooms. Kitchen. 

@%���������� 240 V Branch Circuits: Copper, where visible 

A%$%�
�"�-�$� Aluminum Wiring (120 V):  None Observed 

�% GFCI Provisions: See comments within report... We advise having GFCI protection at all appropriate locations; such as at exterior, garage, 
bathrooms, Kitchen and near any other wet locations or plumbing fixtures where electrical hand tools or appliances can be used, as per present 
standards and recognized safety benefits. 
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"%��������� Smoke Alarms: See Note 6, above. a- Present relevant locations: hall outside of bedrooms 2,3,4, but not in Bedrooms and not outside of 

Master Bedroom. 
 
b-  We advise having Smoke Alarms present in each hallway outside of sleeping areas, in each sleeping area and at each level (if applicable) as 
per present standards and recognized safety benefits. 
 
c.  Unit in or near [a KITCHEN] may be subject to nuisance smoke and inadvertently set off. Monitor and relocate as/if needed.  

 Exterior, rear Electric Panel  

��% Panel Manufacturer: Bulldog brand 

��% Maximum Panel Capacity: 100 Amps 

��% ��������� Panel Condition (as viewed): Down rated due to: 
a. Older [Pushmatic/Bulldog] brand panels have been known to develop deficiencies such as loose connections and defective breakers. (RE).   
 
b. Missing the manufacturers specifications label. 
 
c. Circuits were not labeled. 

�>%��������� Breakers (as viewed): a.  Old  [Pushmatic/Bulldog] Brand breakers are subject to Failure. (RE). 
 
b.  Breaker handle/lever ties were missing at two 30 amp - 240 volt breaker circuits. Replace/Install for safety. 
(SA)(RE)(PC). 
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�?%$%�
�"�-�$� Fuses (as viewed): 

��% Is the panel bonded? Yes 

�@%Main Disconnect Location: In main panel. 

�A%$%�
"���� Main Disconnect (as viewed): 100 Amps... -��
'������
*������

�((����!
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��
NOTE 1: Evaluation of plumbing components is limited to readily accessible areas and limited testing due to typical construction constraints. We cannot duplicate normal usage conditions. We cannot 
evaluate the condition or flow through covered and/or underground Water Supply, Drain, Waste or Vent lines/components. Older sewer lines are subject to deterioration, blockage and/or tree root damage. 
See comments at other plumbing fixtures/components within the report.  
NOTE 2: Material representations are based on predominant and readily visible components.  
NOTE 3: Water treatment systems such as Water Softeners and Filters must be assessed by qualified specialists.  
NOTE 4: Comments regarding Gas/Fuel piping are based on readily visible conditions. 
NOTE 5: The true main water shut-off is always at the meter unless special circumstances dictate otherwise. 
 
 

�%Water Source: Public How Verified: Typical, but not confirmed. 
�%Sewage Disposal: Public How Verified: Typical, but not confirmed. 

>%��"#�$�� Drain/Waste Pipes (as viewed): * See Note 1, above.  Cast-iron, where visible... Down rated due to: 
Older, rusty Cast-Iron pipes observed. Example, but not necessarily all inclusive: West hall tub. 
 
Underground piping is not readily visible to us. 
Consider evaluation by a qualified plumber with a pipe camera, prior to close of transaction. 

?%���������� Drain Service Caps (as viewed): 

�%���������� Drain Vent Pipes (as viewed): See comments at drain piping. Vent piping is primarily concealed in walls. Vent piping may need to be repaired 
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or replaced depending upon extent of related drain piping conditions. (RE). 

@%���������� Gas Meter: at RIGHT side 

A%���������� Gas Valve, Main: At meter... Wrench was observed nearby, for emergency use. (PM).  
 
Except, Seismic gas shut-off was not present. Consider installing for safety. (UP). 

�%��"#�$�� Gas Plumbing (as viewed): see comments within report 

"%���������� Water Supply Flow (as observed at this time): WATER PRESSURE measured approximately [ 40] P.S.I. at hose bib. 15 to 80 P.S.I. is within 
the acceptable range. 
Pressure regulator was observed. We do not test these as part of a standard home inspection.  (AE). 

��% ���������� Water Main Service Line (as viewed): * See Note 1, above. Copper, Where Visible 

��% ��"#�$�� Water Main Shutoff (as viewed): At Meter & Exterior FRONT Wall... Old gate valve at secondary shut off 
valve. May be inoperable. Advise replacing with a new ball valve. (PM)(HD)(AE). See Note 5, above. 

��% ���������� Water Supply Distribution Pipes (as viewed): * See Note 1, above. Copper type where visible... Generally, acceptable now, where visible. 
Underground and in-wall plumbing is not readily visible for inspection. Hidden damage/leaks are possible and may not have been readily 
detected by me at this time.  Conditions can change at any time due to aging, reactive chemicals in the soil, concrete slab and/or house 
settling/movement and/or other causes. Acceptable as viewed and tested at this time. 

 Whole House Water Heater  

�>%Heater Location: Center Hall 

�?%Type/Design Life: Natural Gas Heated / 8-12 years. Est. Age: 21+- (1987) 

��% Manufacturer: Sears (Kenmore) Est. Capacity: 40 Gal. 
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�@%��������� Overall System Condition: a.  DOWN-RATED due to age, installation and conditions noted below. Advise obtaining remedial options from a 

licensed plumber.  
 
b.  Water heater is well beyond its design life range.  
Anticipate replacement needs in the near future. 
 
Specifically, 
c.  GURGLING/KNOCKING sounds are typical of excess sediment. Draining the tank may help, but older tanks may be best left alone.  
 
d.  Some CORROSION at [interior underside of tank].  
 
e.  CORROSION and/or MINERAL DEPOSITS at one or more plumbing components above water heater. This indicates leak(s). (RE). 
 
f. Old corroded gate valve  for water supply  may be inoperable. Advise replacing with new ball valve. (HD)(RE). 

�A%��������� Seismic Restraint: a.  Old Straps/brackets should no longer be screwed to tank. 
 
b.  No current strapping Present/observed. Refer to the local plumbing code for requirements. 
(SA)(RE)(PC). 
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��% ��������� Flue Pipe: a.  TRANSITE: WHITE DRIP MARKS on metal vent connector is typical of some deterioration of the Transite flue pipe and may 

indicate deficiencies in the venting of exhaust gases. Transite pipe may contain Asbestos.  Anticipate replacement of all flue components. 
Advise further evaluation by a qualified specialist. 
 
b.  MISSING SCREWS at [vent joints] and [draft hood]. There should be three screws per joint. Potential for separating and is a safety concern. 
 
c.  DRAFT HOOD was not secured in place and was dislocated from the water heater. (SA) (RE)(PC). 
 
d.  Moisture stains at ceiling area. Suspect faulty flashing at roof. The status of leaks could not be readily determined by the inspector during this 
limited inspection. (RE)(PC). 
 

�"% ���������� TPRV and Discharge Tube: A Watts-210 valve was installed instead of a discharge valve. This detects 
excessive water temperature and shuts the gas/burner off at the water heater allowing the tank to cool down. 
(AE)(PC). 
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��% ��"#�$�� Fuel Line: Sediment trap NOT present/observed in fuel line. A trap is typically Required by the manufacturer. 

(RE)(PC). 
 

��% ��������� Platform/Support: a.  OVERFLOW PAN was not present. Advise installing a pan with appropriate drainage provisions to avoid water damage 
to the wood framed platform and to adjacent walls,  in the event of a leak.  Required, "...where water damage may occur from a leaking water 
heater". 
 
b.  Middle of house location;  [It may not be possible to, practically speaking, to install gravity drainage provisions from here.]  [May be able to 
install an automatic float pump in a sump pit.] Like at HVAC system.  [May be able to install a water detection alarm.]  (AN/AD). 

6��'��'��
NOTE 1: This report is not an engineering evaluation of the structure. 
NOTE 2: Slab comments in this section pertain to slab on grade construction at living spaces/habitable areas only. See slab/floor comments at other sections of report. Slab foundations are particularly 
prone to movement in areas with expansive soil. 
NOTE 3: The presence of floor coverings limits the ability to fully assess slab and sub-floor conditions. 
NOTE 4: Sub-grade areas are prone to moisture and insect concerns; evaluations are limited due to restricted access. 
NOTE 5: Client should confirm presence of inspection permits/approvals for finished areas. 
NOTE 6: See NOTES at LIVING SPACE section of report. 

�% Pre-1978 Constn. (Reportedly): ��-!
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�% Pre-1980 Constn. (Reportedly): ��-!
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>% Framing Type: 0��+
,��(�


?%���������� Foundation Type: �����+
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�"�-�$� Floor Joists/Framing: 
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"���� Girders/Beams: $��
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�%���������� Slab (as viewed): ��
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�"�-�$� Stairs/Handrails: 
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"%��#1, Main Siding/Cladding Type: -�3��%!!!
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��%��Door(s), Other: a.  Location: Dining area near kitchen:  
SCREEN DOOR: SLIDING FUNCTION was poor. (AN)(AE)(PC). 
 
b1.  Location: Living Room: SCREEN DOOR: SCREEN DOOR was MISSING/removed. (REPLACE). 
Found at rear of house. Screen was damaged; replace. 
 
b2.  GLASS DOOR: Handle was missing part. 
 SLIDING FUNCTION was poor. (AN)(AE)(PC). 
 
c1.  Location: Master Bedroom: 
TRACK BOTTOM  was CORRODED. (REPLACE)(AE). 
 
c2. SCREEN DOOR: SLIDING FUNCTION was poor. (AN)(AE)(PC). 
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d.  Location: Kitchen: Hinged door. Pull knob and dead-bolt only. Door doesn't close/seal tightly. (AN).  
��%��Electric Outlets: a1.  No power detected at outlet under electrical panel. (AO)(AE)(PC). 

 
a2.  COVER PLATE was [damaged/not functional] at [  outlet under electrical panel. Replace with an appropriate cover for outdoor use. (MR)(SA) 
 
b1.  Atrium area; TWO PRONG type, non-grounding receptacles present. Typical of age. Anticipate upgrade needs. 
 
b2. MISSING COVER PLATE at receptacle/switch; install for safety. Switch is not suitable for exterior location. (SA)(MR). 

�>%��Hose Faucet(s): a.  VALVE STEM leaks when faucet is open. (AE). Example, but not necessarily all inclusive: left side. 
 
b.  Backflow preventer(s) not present at any hose faucets. Advise installing to reduce chances of a "cross-connection" where the water supply might get 
contaminated by bacteria or other organisms.  

�?%��Exterior Lighting: Fixture was [loose]. Repair/replace as needed. Example, but not necessarily all inclusive: Left side. 
��%��Soffits/Fascia: PEELING PAINT/coating. (HD)(RE)(PC)(SP). Example, but not necessarily all inclusive: Right and left sides at multiple areas. 
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>�%��Family/Living Room Fireplace Firebox Type/Condition : Brick type... Cracks observed at the breast plate in the throat area.  
a.  Crack size may be subjective so it would be prudent to have the fireplace and chimney inspected by a licensed chimney sweep prior to use and close of 
transaction. 
 
 

>�%��Family/Living Room Fireplace Damper: No Damper block was observed or detected. A stopper is required to prevent full closure when a gas burner assembly 
is present. 
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>>%��Living Room Living Space Electrical:  Where accessible... THREE PRONG outlets tested as being NON-GROUNDED. Advise corrections by a licensed 
electrician.  Others may exist not readily accessible to me at this time. (HD)(RE)(PC). 

>?%��Dining Nook Living Space Floor: Vinyl floor covering... Wide gaps/seams. (DA)(AN). 
>�%��Dining Nook Living Space Electrical:  Where accessible... THREE PRONG outlets tested as being NON-GROUNDED. Advise corrections by a licensed 

electrician.  Others may exist not readily accessible to me at this time. (HD)(RE)(PC). 
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>@%��#1, MASTER Bedroom Closet: �������+
���+��*�
+����!
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����%�&/5)%�
>A%��#1, MASTER Bedroom Window(s): 
>�%��#1, MASTER Bedroom Electrical: 
0 ���
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>"%��#2, North Bedroom Closet: 6�
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?�%��#2, North Bedroom Electrical: 
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?�%��#3, northwest Bedroom Closet: 6�
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?�%��#3, northwest Bedroom Window(s): 6�4**5,�(�����(%�&4*��/�*)%�
?>%��#3, northwest Bedroom Electrical: 
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??%��#4, rear right, converted to Family Room or den Bed room Closet: #
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?�%��#4, rear right, converted to Family Room or den Bed room Ceiling: ��2����1�����!!!
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?@%��#4, rear right, converted to Family Room or den Bed room Window(s): �%��������6�
(
���	'���

������(
		
�'��%�&/5)%�

�%��6�4**5,���������(-(�����(%�&4*��/�*)%�
?A%��#4, rear right, converted to Family Room or den Bed room Room Door(s) : 
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?�%��#4, rear right, converted to Family Room or den Bed room Electrical: 
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?"%��MAIN Kitchen Cooktop Type: Fuel type: Electric 37+-... Initially, the Cooktop [ rear right element] was not functional.  I jiggled it and it worked. I suspect a faulty 
connection or failing element. Advise obtaining remedial options from a qualified appliance specialist. 

��%��MAIN Kitchen Wall Oven Type: Fuel type: Electric 37+-... Basic operation was Functional at this time. (ARN). 
��%��3/�5�B
������*��%�/��,� Estimate 5-10+-... Down-rated due to age. Functional at this time. No leaks observed after  a full cycle. (MO). 
��%��3/�5�B
������*��%�/��,� 5-10+-... Downrated due to age and, Interior was RUSTY. The disposal operated, but the adequacy of the grinding function was not 

determined. Advise installing a stainless steel unit at next replacement. 
�>%��MAIN Kitchen Sink Basin/Plumbing: a.  WATER SUPPLY FITTINGS under sink have Corrosion/sediment. May indicate past/present leaks.  Valve(s) may not 

be functional; we do not test these. Advise corrections or preventive maintenance. See photo, Red arrow. 
 
b.  Lateral drain pipe was improperly sloped. May lead to sluggish or clogged drain. (REPAIR)(AE). See photo, black arrows. 
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c.  Dishwasher Air Gap was not in use. [air gap was not present.]  [Dishwasher drain hose was connected directly to the disposal.] (RE)(PC). See photo, Blue 
arrows & circle. 
 

�?%��MAIN Kitchen Ventilation: Range Hood, Exhaust fan... a.  Down-rated due to age. Functional at this time. Slow fan. (ARN). 
 
b.  Light was not functional. Address as needed. 

��%��MAIN Kitchen Refrigerator: Not inspected as part of a standard home inspection, unless stated otherwise. 
�@%��MAIN Kitchen Floor: Vinyl Sheeting... Nicks & cuts in vinyl floor. (DA)(AN). 
�A%��MAIN Kitchen Window(s): Sliding function was poor. (AN). 

SCREEN: damaged. (REPLACE). 
��%��MAIN Kitchen Electrical:  Where accessible... a.  Two of three accessible THREE PRONG outlets tested as being NON-GROUNDED. Advise corrections by a 

licensed electrician. 
 
b.  See [GFCI] comments. 

�"%��MAIN Kitchen GFCI Provisions: Three of three Devices Not functional as tested. (SA)(GM). 

$����

��

@�%��#1- Master Bedroom Bathroom Ceiling: Painted Drywall... Peeling paint, appears to be from poor paint job. May be from excess moisture from poor dryer vent 
and/or lack of exhaust fan. 

@�%��#1- Master Bedroom Bathroom Walls: Painted Drywall... a.  Moisture stains/damage at south wall next to shower enclosure. 
 
b.  Elevated moisture levels detected with moisture meter [  ]. (HD)(RE)(PC). 
 
c.  [Suspect cause of moisture]: leaking shower surround. 
 
d.  [Suspect Mold-like conditions exist here.] 
     [Concealed Mold-like conditions may exist here.] 
      
 
e.  The best way to determine if mold exists in this area is through microbial sampling. 
 
f.  [Air sampling is recommend here.] 
    [Surface sampling is recommended here.] 
 
[Sampling was verbally DECLINED by the client at this time.  
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g.  We cannot render a factual conclusion about the presence of mold in an area without scientific testing.  
 
h.  We cannot necessarily determine the extent of any moisture damage and/or mold contamination since this is a non-destructive evaluation. 
 
i.  Also, Peeling paint at wall, appears to be from poor paint job. May be from excess moisture from poor dryer vent and/or lack of exhaust fan. 
 
 
 
 

@�%��#1- Master Bedroom Bathroom Floor: Vinyl Tiles... a.  Vinyl floor covering was lifted/peeled/damaged. (AN)(DA). 
 
b.  Elevated moisture levels detected with moisture meter. May be from leaking toilet and/or water from shower surround. (HD)(RE)(PC). 

@>%��#1- Master Bedroom Bathroom Sink Basin/Plumbing: a.  Faucet Aerator is corroded/ has mineral deposit build-up. 
 
b.  Hot water flow was noticeably less than Cold water flow. Check that the water supply valve is fully open. (HD)(RE)(PC). 
 
c.  WATER SUPPLY FITTINGS under sink have Corrosion/sediment. May indicate past/present leaks.  Valve(s) may not be functional; we do not test these. 
Advise corrections or preventive maintenance. Do not operate unless you are prepared to stop/fix a leak.  
 
d.  Drain pipe has Mineral deposits and excessive caulking at slip nut couplings. Indicates slow leaks. (REPAIR)(MR). 

@?%��#1- Master Bedroom Bathroom Electrical:  Where accessible... THREE PRONG outlet tested as being NON-GROUNDED. Advise corrections by a licensed 
electrician. 
 

@�%��#1- Master Bedroom Bathroom GFCI Provisions: GFCI Device Not functional as tested. GFCI device was tripped off when I arrived. I couldn't reset it.  The 
Power stayed on at GFCI device. (SA)(RE)(PC). 

@@%��#1- Master Bedroom Bathroom Shower Surround/Plumbin g: a.  Evidence of water penetration through glass enclosure. (AN)(HD)(RE)(PC). Evidence of 
repair attempts; rubber stripping was applied at exterior joint areas. This has not been effective. 
See wall & floor comments. 
 
b.  Old, "wired" glass enclosure [was present] and [was cracked] . Replace with modern, tempered safety glass. 
 
c.  Drain strainer cover was not secured in place. (HD)(PD)(RE)(PC). 
 
d.  Water did not drain fully off of shower floor. Standing water can cause staining, microbial growth and/or premature leaks. (HD(RE)(PC).  

@A%��#1- Master Bedroom Bathroom Toilets: a.  DRAIN FLAPPER Leaks (in tank); tank refills periodically; repair as needed. 
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@�%��#1- Master Bedroom Bathroom HVAC Provisions:  Ducted Register... Ventilation: Window only. Advise installing exhaust fan for best/consistent year round 

ventilation. 
@"%��#2- West end Hall Bathroom Walls: wall paper... a.  Wallpaper was loose/peeling at a number of areas.  

Wallpaper can trap moisture and cause moisture related damage. There were stains/discoloration under loose wallpaper. When tested with a moisture meter 
I detected NO elevated moisture level with the surface scan. 
 
b.  Observed wood decay in plumbing wall behind bathtub.  The extent of conditions was not determined by me. (RE)(SP)(PC). 

A�%��#2- West end Hall Bathroom Floor: Ceramic tile... Elevated moisture levels detected with moisture meter around/near the toilet. (HD)(RE)(PC). I suspect a 
"leaking toilet." (HD)(RE)(PC). 

A�%��#2- West end Hall Bathroom Window(s): Sliding function was poor. (AN). 
SCREEN: damaged. (REPLACE). 

A�%��#2- West end Hall Bathroom Sink Basin/Plumbing: Two... WATER SUPPLY FITTINGS under sinks have Corrosion/sediment. May indicate past/present 
leaks.  Valve(s) may not be functional; we do not test these. Advise corrections or preventive maintenance. 

A>%��#2- West end Hall Bathroom Electrical:  Where accessible... THREE PRONG outlet tested as being NON-GROUNDED. Advise corrections by a licensed 
electrician. See [GFCI] comments. 

A?%��#2- West end Hall Bathroom GFCI Provisions: GFCI Device Not functional as tested. GFCI device was tripped off when I arrived. I couldn't reset it.  The Power 
stayed on at GFCI device. (SA)(RE)(PC). 

A�%��#2- West end Hall Bathroom Tub Surround/Plumbing: a.  Old, "wired" glass enclosure [was present] and [was cracked] . Replace with modern, tempered 
safety glass. 
 
b.  Faucets; Leaking/dripping from [faucet handle(s)/cartridge] (RE). from faucet swing arm pivot. (RE). 

A@%��#2- West end Hall Bathroom Toilets: Elevated moisture level detected at floor around toilet at this time. Suspect toilet and/or seal is leaking. (HD)(RE)(SP)(PC). 
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��%��Whole House Heating System Overall System Condition : a.  DOWN-RATED due to installation and conditions noted below. Advise obtaining remedial options 
from a licensed & qualified heating specialist, prior to close of transaction.  
See other comments in this section.  
 
b.  Closet door did not seal tightly closed. No weather-stripping around perimeter. This is a potential Carbon Monoxide safety concern, particularly when the 
return-air intake is within 10 feet of the furnace closet door. (SA). 
 
c.  A filter assembly was added under the furnace to avoid having to open the furnace to change the filter. The furnace continues to operate when the filter 
door is open. This effectively overrides the Blower Door Safety Switch concept. However, this assembly is generally approved for this use, but the safety 
aspect was overlooked, in my opinion.  I advise adding a disabling switch to the filter door or change this filter arrangement.  At least, it is crucial to make 
sure the filter access door is tightly closed/sealed prior to use of the furnace (SA)(RE).  
 
I Advise obtaining & verifying completed construction permits. In any case, this element Requires further evaluation and corrections. (RE)(PC). 

��%��Whole House Heating System Fuel Line: Sediment trap NOT present/observed in fuel line. A trap is typically Required by the manufacturer. (RE)(PC). 
��%��Whole House Heating System Heat Exchanger: Mostly not visible in this heater. See NOTE 1, above. 
�>%��Whole House Heating System Exposed Ductwork: a.  Dirt/debris observed in the return air plenum under furnace. Advise cleaning system. 

 
b.  Some moisture stains/damage to underside of water heater/furnace platform. Possible microbial growth here. Air returns from the house in through this 
plenum where it passes through the filter and gets re-distributed through the house.  The filter can only catch and filter out a limited amount of debris and 
particulate matter. Unfiltered particulate matter can still be distributed throughout the house. Therefore, periodic cleaning of the ducts system, including the 
return plenum, is necessary for healthy living conditions. We advise servicing/cleaning prior to continued use of the HVAC system. (RE)(PC). 
 
c.  Return-air grill under closet door was loose. 
 
d. ALUMI-BESTOS ductwork present; This ductwork is typical of that manufactured by the Alumi-Bestos company. There is generally no internal liner. Any 
external damage may be transferred to the interior.  
Additional limitations may exist such as to the type and extent of duct cleaning possible. Advise obtaining remedial options from a licensed & qualified heating 
specialist and/or environmental specialist. 
 
There was an apparent repair [at the far end of the attic]; a newer section of insulated flexible duct was connected to the original duct. I couldn't readily 
determine how or if the end of the original duct was prepared for the connection. (AE)(PC).  
We advise obtaining any available documentation and warranties. 
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We advise full replacement of the appropriate duct sections.  
 
 

�?%��Whole House Heating System Flue Pipe: Firestop thimble/bucket was not present or not visible at [ceiling] penetration. (SA)(RE)(PC). 
��%��Whole House Heating System Suspected Asbestos: Yes... At Ductwork. At water heater exhaust vent. At textured ceilings. 

�

�
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�@%��Whole House Cooling System Temperature Differential : Possibly improper SYSTEM OPERATION- OUTPUT: [ 48] / INTAKE: [76 ]. Differential [ 28 ] .  15-22 
is the target range for adequate cooling function. This system did not meet this criteria. Obtain remedial options from a qualified H.V.A.C. specialist.   

�A%��Whole House Cooling System Visible Coil: Not fully visible to me as part of a standard home inspection. 
��%��Whole House Cooling System Refrigerant Lines: INTERIOR LINES in attic;  At the Large Diameter Refrigerant line (suction line) the FOAM INSULATION was 

[damaged, . Repair for system efficiency and to avoid water dripping onto surfaces below. (MR)(PD). 
Water stains at ceiling in Furnace closet may be from dripping condensation or past roof leak. 

�"%��Whole House Cooling System Condensate Removal: Condensate pump... Termination point is Above Ground at exterior [rear near condenser unit ]. 
Condensate discharges onto surface of soil there; insufficient drainage. Excess moisture there. Advise installing an above or below ground drain or to 
plumbing system to adequately dispose of water. (PD) (PM). 

*�����
����

"�%��Service Entrance: Overhead... Service drop cables are less than 8 feet above the (<4 in 12) flat roof of the added shade structure. (AE)(PC). 
"�%��Ground: Not readily visible to me. 
"�%��120 V Branch Circuits: Copper, where visible... A number of THREE PRONG outlets tested as being NON-GROUNDED. See comments within the report.  

Advise corrections by a licensed electrician.  Others may exist not readily accessible to me at this time. 
My inspection was limited due to furnishings throughout the house. Also, it is not within the scope of this inspection to test Every outlet and switch in the 
house, but a representative sampling.  We advise having ALL outlets, switches and circuits inspected by a qualified electrician, prior to close of transaction.  
We recommend that the furniture be moved or removed for access for this inspection (HD)(RE)(PC).  
 
Example, but not necessarily all inclusive:  
Bedrooms #1,2,3, 4, Living Room. Dining Nook, West hall, Bathrooms. Kitchen. 

">%��Smoke Alarms: See Note 6, above. a- Present relevant locations: hall outside of bedrooms 2,3,4, but not in Bedrooms and not outside of Master Bedroom. 
 
b-  We advise having Smoke Alarms present in each hallway outside of sleeping areas, in each sleeping area and at each level (if applicable) as per present 
standards and recognized safety benefits. 
 
c.  Unit in or near [a KITCHEN] may be subject to nuisance smoke and inadvertently set off. Monitor and relocate as/if needed.  
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"?%��Exterior, rear Electric Panel Panel Condition (as v iewed): Down rated due to: 

a. Older [Pushmatic/Bulldog] brand panels have been known to develop deficiencies such as loose connections and defective breakers. (RE).   
 
b. Missing the manufacturers specifications label. 
 
c. Circuits were not labeled. 

"�%��Exterior, rear Electric Panel Breakers (as viewed):  a.  Old  [Pushmatic/Bulldog] Brand breakers are subject to Failure. (RE). 
 
b.  Breaker handle/lever ties were missing at two 30 amp - 240 volt breaker circuits. Replace/Install for safety. (SA)(RE)(PC). 

"@%��Exterior, rear Electric Panel Main Disconnect (as v iewed): 100 Amps... -��
'������
*������

�((����!

��'��
���

"A%��Drain/Waste Pipes (as viewed): * See Note 1, above.  Cast-iron, where visible... Down rated due to: 
Older, rusty Cast-Iron pipes observed. Example, but not necessarily all inclusive: West hall tub. 
 
Underground piping is not readily visible to us. 
Consider evaluation by a qualified plumber with a pipe camera, prior to close of transaction. 

"�%��Gas Plumbing (as viewed): see comments within report 
""%��Water Main Shutoff (as viewed): At Meter & Exterior FRONT Wall... Old gate valve at secondary shut off valve. May be inoperable. Advise replacing with a new 

ball valve. (PM)(HD)(AE). See Note 5, above. 
���%�� Whole House Water Heater Overall System Condition: a.  DOWN-RATED due to age, installation and conditions noted below. Advise obtaining remedial 

options from a licensed plumber.  
 
b.  Water heater is well beyond its design life range.  
Anticipate replacement needs in the near future. 
 
Specifically, 
c.  GURGLING/KNOCKING sounds are typical of excess sediment. Draining the tank may help, but older tanks may be best left alone.  
 
d.  Some CORROSION at [interior underside of tank].  
 
e.  CORROSION and/or MINERAL DEPOSITS at one or more plumbing components above water heater. This indicates leak(s). (RE). 
 
f. Old corroded gate valve  for water supply  may be inoperable. Advise replacing with new ball valve. (HD)(RE). 

���%�� Whole House Water Heater Seismic Restraint: a.  Old Straps/brackets should no longer be screwed to tank. 
 
b.  No current strapping Present/observed. Refer to the local plumbing code for requirements. 
(SA)(RE)(PC). 
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���%�� Whole House Water Heater Flue Pipe: a.  TRANSITE: WHITE DRIP MARKS on metal vent connector is typical of some deterioration of the Transite flue pipe 

and may indicate deficiencies in the venting of exhaust gases. Transite pipe may contain Asbestos.  Anticipate replacement of all flue components. Advise 
further evaluation by a qualified specialist. 
 
b.  MISSING SCREWS at [vent joints] and [draft hood]. There should be three screws per joint. Potential for separating and is a safety concern. 
 
c.  DRAFT HOOD was not secured in place and was dislocated from the water heater. (SA) (RE)(PC). 
 
d.  Moisture stains at ceiling area. Suspect faulty flashing at roof. The status of leaks could not be readily determined by the inspector during this limited 
inspection. (RE)(PC). 
 

��>%��Whole House Water Heater Fuel Line: Sediment trap NOT present/observed in fuel line. A trap is typically Required by the manufacturer. (RE)(PC). 
 

��?%��Whole House Water Heater Platform/Support: a.  OVERFLOW PAN was not present. Advise installing a pan with appropriate drainage provisions to avoid 
water damage to the wood framed platform and to adjacent walls,  in the event of a leak.  Required, "...where water damage may occur from a leaking water 
heater". 
 
b.  Middle of house location;  [It may not be possible to, practically speaking, to install gravity drainage provisions from here.]  [May be able to install an 
automatic float pump in a sump pit.] Like at HVAC system.  [May be able to install a water detection alarm.]  (AN/AD). 
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���%�� Girders/Beams: $��
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