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RESIDENTIAL INSPECTION AGREEMENT
NOTE –THIS IS A LEGAL CONTRACT THAT DETAILS THE RIGHTS AND OBLIGATIONS OF
THE PARTIES. PLEASE READ ALL PAGES CAREFULLY
SCOPE OF SERVICES PROVIDED
SCOPE OF THE INSPECTION: A home inspection is a noninvasive, visual observation and
operation of the accessible systems and components of real property, including buildings and other
improvements. Its purpose is a) to identify conditions that, in the professional opinion of the
Inspector, are significantly deficient or b) to identify systems and components that are at the end of
their service lives.
The Inspection is strictly limited to the examination of readily accessible, installed systems and
components of homes by using normal operating controls and opening readily operable access
panels, where applicable, of the following components of the Property: structure, foundation, exterior,
roof, attic, major mechanical systems (heating, air conditioning, electrical, and plumbing), built-in
appliances, and interior (floors, ceilings, walls, windows, and doors). All components will be
inspected pursuant to the California Business and Professions Code, §§7195 through 7199 using the
current Standards of Practice (SOP) of the California Real Estate Inspection Association (“CREIA”)
posted at www.creia.org. Where multiple instances of the same component exist, a representative
number shall be inspected. The observations of conditions are limited to those areas of the home
which can be reached, entered, or viewed without difficulty, moving obstructions, or requiring any
action which may result in damage to the Property or personal injury to the Inspector. Any additional
services outside the list of components in this contract or in those rules must be specifically agreed
to in writing between the Inspector and the Client.
The Inspector will prepare and provide the Client with a written report for the sole use and benefit of
the Client. The written report shall document any deficiencies discovered in the Property’s systems
and components. A deficiency is a condition that, in the reasonable judgement of the Inspector, is
not functioning properly or is unsafe. However, the fact that a system or component is near, at, or
beyond the end of its normal service life is not, in itself, a deficiency in the system or component.
Nothing in the report and no opinion of the Inspector should be construed as advice to the Client to
purchase, or not to purchase, the Property, or serve as a prediction of future conditions or the value
of the Property. Further, any descriptions of deficiencies of the Property should not be interpreted as
estimates for the costs of repairs to any system or component of the Property.
CLIENT'S DUTY: The Client understands and accepts that the Inspection and report, in accordance
with this Agreement, are intended to reduce, but cannot eliminate, uncertainty regarding the
condition of the Property. The Client is responsible for reviewing the permit history and for
researching any legal actions or insurance claims involving the Property.
The Client agrees to read the entire written report when it is received and to promptly contact the
Inspector with any questions or concerns regarding the Inspection or written report. The written
report shall be the exclusive findings of the Inspector. Verbal representations not recorded within the
Inspection report are not part of the Inspection.
The Client acknowledges that the Inspector is a generalist and that further investigation of a reported
condition by an appropriate specialist may provide additional information on the condition of the
Property. Should the Inspector's report reveal any additional conditions that require further
investigation or repair, the Client agrees that any further evaluation, inspection, and repair work
needs to be provided by competent and qualified professionals who are licensed and/or certified to
perform the work.
In the event the Client becomes aware of a reportable condition not contained in the written
inspection report, the Client agrees to promptly notify the Inspector and allow the Inspector and/or
the Inspector's designated representative(s) to inspect said condition(s) prior to making any repair,
John Crampton
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alteration, or replacement. If the Client fails to so notify the Inspector and fails to allow an additional
inspection, then any costs of such repairs, alterations or replacements will be entirely at the Client’s
cost without recourse against the Inspector.
LATENT DEFECTS: The Client agrees that the Inspection is not a technically exhaustive
investigation or evaluation of every aspect of the Property. The Client acknowledges and agrees that
the Inspection and the written report will not reveal every existing deficiency and future condition
affecting the Property. The Inspector is not responsible for the non-discovery of any latent defects of
the Property or any problems that may occur or become evident after the date of the Inspection.
Latent defects of the Property include, but are not limited to: cracking, leaking, surface dislocations,
or landslides resulting from, without limitation to, water leaks, land subsidence, or other geological
problems. The Inspector is not responsible for any defects that may manifest themselves in the
future, any structural failures that may occur in the future, or damages that result from future repairs.
COMPLIANCE WITH BUILDING CODES: Consistent with the scope of the Inspection, as provided
in this Agreement, the Inspector will identify items that may present a health or safety issue.
However, the Inspector will not provide an opinion on compliance with any particular building code.
INSURABILITY: The Client understands that the Inspection will not determine the insurability of the
Property. Insurance companies have different underwriting criteria, and the Inspector cannot be
expected to determine how a particular system or component may affect insurability.
ENVIRONMENTAL AND HEALTH CONDITIONS: The Client agrees that the Inspection is not
intended to detect, identify, or disclose any health or environmental conditions regarding the
Property, including, but not limited to the presence of: asbestos, radon, lead, or urea-formaldehyde;
wood destroying organisms, fungi, molds, mildew, feces, urine, vermin, pests, or any animal or
insect; drywall that may have been manufactured with contaminated materials (including carbon
disulfide, carbonyl sulfide and hydrogen sulfide), polychlorinated biphenyls (PCBs), or other toxic,
reactive, combustible, or corrosive contaminants, materials; or substances in the water, air, soil, or
building materials. The Inspector is not liable for injury, health risks, or damage caused or
contributed to by these conditions.
If the Client wishes to have an inspection for any specific health or environmental condition, that
must be covered by a separate addendum to this Agreement.
In addition to the above limitations on the scope of services, the Inspection will not include any
engineering or architectural analysis. The report will not offer any opinion about the adequacy of the
structural systems and components of the Property.
POOL AND SPA: For any pool, spa, or hot tub meeting the requirements of Cal. Health &Safety
Code §115921, the Inspector will conduct a non-invasive, visual inspection of the readily accessible
systems and components. The Inspector’s report will also include the existence or absence of any
safety features required by Cal. Health &Safety Code §115922.
RE-INSPECTION OF COMPONENTS: In the event that the Inspector is asked by the Client to reinspect a component or condition that has been repaired, the Inspector’s scope of re-inspection will
be limited to the components or conditions identified. The Inspector will not be responsible for any
changed conditions in other components or conditions since the date of the original Inspection. Any
re-inspection of repaired components or conditions will not determine if the repair is adequate,
proper, or compliant with current building codes. Any re-inspection will only determine if visually
identifiable deficiencies still exist.
LIMITATION OF LIABILITY
THE FOLLOWING CLAUSE LIMITS THE LIABILITY OF THE INSPECTOR –PLEASE READ
CAREFULLY
THE CLIENT AGREES AND UNDERSTANDS THAT THE INSPECTOR IS NOT AN INSURER AND
John Crampton
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IS NOT WARRANTING OR GUARANTEEING THE ADEQUACY, PERFORMANCE, OR LIFE
EXPECTANCY OF ANY STRUCTURE, ITEM, COMPONENT, OR SYSTEM OF THE PROPERTY.
THE CLIENT FURTHER AGREES THAT, IF THE INSPECTOR OR ANY OF THE INSPECTOR’S
AGENTS, EMPLOYEES, SUBCONTRACTORS, OFFICERS, OR SHAREHOLDERS ARE FOUND
LIABLE FOR ANY LOSS OR DAMAGE DUE TO NEGLIGENCE OR THE FAILURE TO PERFORM
THE INSPECTOR’S OBLIGATIONS IN THIS AGREEMENT, INCLUDING THE IMPROPER OR
NEGLIGENT PERFORMANCE OF THE INSPECTION OR THE IMPROPER OR NEGLIGENT
REPORTING OF CONDITIONS OF THE PROPERTY, THE INSPECTOR’S MAXIMUM LIABILITY
SHALL BE LIMITED TO TWICE THE AMOUNT OF THE PAID INSPECTION FEE. THIS
LIMITATION SHALL NOT APPLY TO ANY DAMAGES SPECIFICALLY ALLOWED BY STATUTE.
THIS LIMITATION OF LIABILITY SPECIFICALLY COVERS LIABILITY FOR: DAMAGED
PROPERTY, LOSS OF USE OF THE PROPERTY, LOST PROFITS, CONSEQUENTIAL
DAMAGES, SPECIAL DAMAGES, INCIDENTAL DAMAGES, GOVERNMENTAL FINES AND
CHARGES, PUNITIVE DAMAGES, ATTORNEY’S FEES, AND COURT COSTS.
AT THE CLIENT’S OPTION, A COMPREHENSIVE INSPECTION WITHOUT LIMITATION OF
LIABILITY IS AVAILABLE. A COMPREHENSIVE INSPECTION INCLUDES A CONTRACTOR,
ENGINEER, AND ARCHITECT REVIEWING THE PROPERTY FOR A MINIMUM FEE OF $2,500
(REQUIRES QUOTE). A COMPREHENSIVE INSPECTION REQUIRES A SEPARATE CONTRACT.
THIS LIMITATION OF LIABILITY SHALL NOT APPLY TO ANY DAMAGES CAUSED BY THE
GROSS NEGLIGENCE OF THE INSPECTOR IN THE PERFORMANCE OF THE INSPECTOR’S
OBLIGATIONS IN THIS AGREEMENT.
RESOLUTION OF DISPUTES
Any controversy or claim arising out of or relating to this Agreement shall be resolved through Small
Claims Court (or similar court of limited monetary jurisdiction) in the jurisdiction applicable to this
Agreement. In the event that the amount in dispute exceeds the jurisdiction of the applicable Small
Claims Court, the dispute shall be settled by binding arbitration administered by Construction
Dispute Resolution Services, or if unavailable, Resolute Systems, before a single arbitrator using its
Commercial Arbitration Rules. The arbitrator shall have at least three years of knowledge and
experience in the home inspection industry or similar knowledge and experience in construction.
Each party agrees to pay its own costs of arbitration.
Any legal action or proceeding shall be brought in the County in which the Property is located.
ENFORCEMENT FEES AND COSTS
Any party failing to follow the RESOLUTION OF DISPUTES process identified above, shall be liable
for all fees and costs associated with compelling or enforcing compliance with the RESOLUTION
OF DISPUTES process.
TIME TO INITIATE ACTION
Any action regarding or arising from the condition of the Property and the Inspection and/or the
written report must be filed and initiated by the Client no later than one (1) year following the date of
the Inspection. Otherwise, the claim will be barred. If the matter is in arbitration, the arbitrator will be
bound by the terms of this paragraph as a limitation on the arbitrator's ability to render an award in
favor of the Client.
NO WARRANTIES OR GUARANTEES
The Inspection and the written report are not intended, nor shall they be used or treated by the Client
or anyone else, as a guarantee or warranty expressed or implied, regarding the adequacy,
performance, or condition of any aspect of the Property. The Client acknowledges and agrees that
the Inspector is not an insurer of any inspected or non-inspected conditions of the Property.
John Crampton
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RELIANCE BY THIRD PARTIES
The Client agrees and understands that the Inspection report provided to the Client under this
Agreement is solely for the Client’s exclusive use in evaluating the physical condition of the property.
No representation is made by the Inspector as to the value of the Property.
If anyone other than the Client relies upon the Inspection report, that person agrees to be bound by
all of the terms and conditions in this Agreement.
ENTIRE AGREEMENT AND SEVERABILITY OF PROVISIONS
This Agreement contains the entire Agreement between the Client and the Inspector. This document
supersedes any and all representations, both oral and written, among the parties. This Agreement
may be modified, altered, or amended only in writing and having been signed by both the parties.
Any provision of this Agreement which proves to be invalid, void, or illegal shall in no way affect,
impair, or invalidate any other provision of this Agreement, and all such other provisions shall remain
in full force and effect.
You may not assign this Agreement. If there is more than one Client, you are signing on
behalf of all of them and you represent that you are authorized to do so for all Clients and/or
intended beneficiaries. The provisions of this Agreement will be binding upon any party that
takes title to the Property with the Client or claims title to the Property through the Client.
Client Signature and Date Signed on file with Crampton Inspection Service

John Crampton
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Introduction
We appreciate the opportunity to conduct this inspection for you! Please carefully read your entire
Inspection Report. Call us after you have reviewed your report, so we can go over any questions you
may have. Remember, when the inspection is completed and the report is delivered, we are still
available to you for any questions you may have.
Properties being inspected do not "Pass" or "Fail.” - The following report is based on an inspection
of the visible portion of the structure; inspection may be limited by vegetation and possessions.
Depending upon the age of the property, some items like GFCI outlets may not be installed; this
report will focus on safety and function, not current code. This report identifies specific non-code,
non-cosmetic concerns that the inspector feels may need further investigation or repair.
Below is a link to the California Real Estate Inspection Association (CREIA) standards of practice
that will give you an insight on what the inspector is required to review, items not part of the
inspection, and report limitations of this inspection service.
https://www.creia.org/creia-standards-of-practice
For your safety and liability purposes, we recommend that licensed contractors evaluate and repair
any critical concerns and defects. It is recommended that you check with the local authority having
jurisdiction (AHJ) for all permits in regards to additions or any work that has been performed at the
property. Note that this report is a snapshot in time. We recommend that you or your representative
carry out a final walk-through inspection immediately before closing to check the condition of the
property, using this report as a guide.
NOTE: The written report and all information gathered during the inspection is not

considered transferable to third parties. The inspection results are intended for the exclusive
use of the client.
GREEN text: Denotes general/descriptive comments on the systems and components installed at
the property.
BLACK text: Denotes Observation finidings and information regarding the condition of the systems
and components of the property/building. These include comments of deficiencies which are less
than significant; or comments which further expand on a significant deficiency; or comments of
recommendations, routine maintenance, tips, and other relevant resource information. Some findings
may be upgrades for safety or efficiency.
It is important to read through the entire report to fully understand the information about the property.
BLUE text: Denotes Observation comments of significant deficient components or conditions which
need attention, repair, or replacement. Some safety issues and damaged components will be found
in the Blue text. These comments are also duplicated in the Report Summary page(s).
Text with Yellow (YELLOW) highlights allows you to place your cursor over the words for definitions
or additional information regarding the terms in the report.
USE OF PHOTOS: Your report includes photographs. Some pictures are intended as a courtesy and are added
for your information. Some are to help clarify where the inspector has been, what was looked at, and the
condition of the system or component at the time of the inspection. Some of the pictures may be of deficiencies
or problem areas, these are to help you better understand what is documented in this report and may allow you
to see areas or items that you normally would not see. Not all problem areas or conditions will be supported
with photos.
FOR THE PURPOSE OF THIS REPORT, ALL DIRECTIONAL REFERENCES WILL BE MADE AS
IF ONE WERE FACING THE FRONT OF BUILDING (Body Relative Direction).
Here is web site with energy improvement information: https://www.energy.ca.gov/

John Crampton
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Inspection Details
1. Attendance
In Attendance: Buyer Agent present at the inspection • Buyer couple and family members present
towards the end of inspection and for a partial review after the inspection along with their Realtor.
2. Home Type
Home Type: Single Family Home • 1-story house
3. Occupancy
Occupancy: Occupied - Furnished • Access to some items such as: electrical outlets/receptacles,
windows, wall/floor surfaces, and cabinet interiors may be restricted by furniture or personal
belongings. Any blocked areas are excluded from this inspection report.

Grounds
If present, grading, drainage, driveways, patio ground surfaces, walkways and retaining walls,
stoops, steps, abutting decks and other general conditions were observed. The inspector is not
required to test grounds lighting systems or watering systems. Geotechnical engineering of any kind
is beyond the scope of this general visual inspection service. Review of soils and sloped surfaces is
recommended to be performed by qualified soils engineers.
Any visible deficiencies in abutting or attached decks may be reported in the STRUCTURE section
rather than here.
1. Hardscaping / Walks
Materials: Concrete walks / drives, Paver walks, Dirt walks, Concrete patio

Observations:
• Concrete cracks, movement and uneven steps noted in places. Uneven walks and steps are trip
hazards. Recommend repair damaged hardscaping and adjustment to areas as needed by a
qualified landscape contractor. Improving drainage to help prevent damage to hardscaping
recommended.
2. Grading / Drainage
Components: Enclosed plant area next to foundation, Planter against stem wall, Yard drains,
Building above grade (with respect to roadway), Low to moderate lot slope

Observations:
• MAINTENANCE: Yard drain pipes below the earth condition was not possible to determine.
Clearing drains as needed for the efficiency of the system. Maintaining a proper slope to the drain
openings to help prevent water pooling in areas.
• Yard drain flex pipes above earth are trip hazards in the front right and right side yards. The front
right house corner drain has separated in need of repair. Recommend review by a qualified
landscape drainage contractor for repairs and adjustments as needed.

John Crampton
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Front right separated yard drain

Front right separated yard drain Long front yard drain pipe above
earth

3. Vegetation

Observations:
• Tree limbs and/or vegetation close or touching the building(s) in places. Keep all trees and
vegetation from touching the building(s) and/or roof.
• Maintenance Tip: When landscaping, keep plants, even at full growth, at least a foot (preferably
18 inches) from house siding and windows. Keep trees away from foundation and roof. Plants in
contact or proximity to home can provide pathways for wood destroying insects, as well as abrade
and damage siding, screens and roofs.
• Access impaired. Vegetation blocked several areas from view.

Right side of garage vegetation against siding
4. Fencing / Retaining Walls
Fence / Gates Materials: Wood, Metal
Retaining Wall Components : Concrete / masonry retaining wall(s), Retaining wall part of building
foundation, Retaining wall part of fence system, Wood retaining wall(s), Rock retaining walls

Observations:
• Wood fencing weathered in places. Repair / replace damage fencing / gates as needed by a
qualified fencing contractor.
5. Stairs / Decks
Stair Components: Wood stairway / steps, Concrete stairway / steps, Handrail(s)
Decks / Guardrails Components: Wood deck, Deck soffit (underside(s)) unenclosed, Concrete deck
/ patio, Guardrails

Observations:
• Exterior stairway riser(s) amiss; for example the back right stairway is with an uneven bottom riser
to earth. Adjustments so the dirt landing is even and not more than a 3/8" difference in riser height
to the other risers. This is a trip hazard. It is recommended that the finding and all associated
components be reviewed and corrected as needed, by a qualified licensed contractor.

John Crampton
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Bottom stair landing uneven
6. Grounds Electrical
Ground Electric Components: Solar powered lights, 120 volt lighting / outlets, GFCI protected
outlet(s), Timer, photo, and/or motion detector lights
7. Sprinklers / Irrigation

Observations:
• Automatic sprinkler irrigation noted.
• The sprinklers (irrigation system) was not tested as part of this home inspection. Any comments
about the system are made as a courtesy. Recommend a review of the system by a qualified
irrigation landscape contractor for any repairs, upgrades and adjustments.
• PVC plastic pipes are above the earth in places. Installing all pipes below the earth where
possible to help prevent damage. Painting PVC plastic pipe risers recommended to help prevent
sun UV light damage.
• The sprinkler system operates with a control panel located in the garage.

Control panel in garage on back wall
8. Outbuilding / Storage Shed
Components: Storage shed

Observations:
• Storage shed was full of personal belongings limiting a review of the interior.

John Crampton
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9. Misc. Devices
Components: Satellite dish, Patio shade structure

Observations:
• There is a back yard wood shade cover structure. Periodic maintenance and review of the
connections on the ledger to house is recommended. Repair and adjustments when needed for a
safe shade cover.

Patio cover

Exterior
Wall cladding, flashing, trim, eaves and rake fascia (barge rafters), doors, and a representative
number of windows were observed if present. Visible signs of leaks or abnormal condensation (if
any) on surfaces are reported in this, and/or other pertinent, sections. Significant visible deficiencies
or potential concerns, if any, are reported below.
1. Siding / Trim
Siding / Wall Materials: Fiber Cement / Composite, Stucco, Shiplap siding
Trim Materials: Wood siding trim

Observations:
• The exterior stucco is cracked, noted mostly left side near the bottom with a thin vertical crack
less than 1/8” wide. Recommend sealing all cracks in the siding system to help prevent damage to
the structure.
• Stucco weep screed blocked with dirt and/or concrete in places, noted mostly back of building
with the concrete patio close to the bottom of stucco siding. Recommended clearances along the
bottom of the stucco siding are 2 inches above concrete and 4 to 6 inches above earth.
Recommend review by a qualified contractor and repair as needed for conformance and to help
prevent damage to the structure.

Left stucco crack

John Crampton
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Back concrete patio close to stucco weep screed
2. Paint

Observations:
• Wood trim is weathered; for example front of garage left of the vehicle door. All exterior painted
surfaces are recommended to be annually examined and sealed, re-caulked and re-painted as
needed to help prevent damage to the structure.

Wood trim weathered left side of vehicle garage door
3. Eaves / Rafters
Rafters: Covered or partially visible barge rafters, Covered or partially visible fascias
Eaves: Eaves with open soffit(s), Porch(es) with covered soffit(s)
4. Doors
Door Types: Solid core door(s), Door(s) with large glass pane(s), Sliding patio door(s)

Observations:
• Patio door “drags.” This is suspected to be from worn wheels on the bottom. Recommend review
by a qualified trades person for corrections as needed to improve efficiency.

View of the entry

John Crampton
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5. Windows
Window Types: Multi-glazed (I.G), Metal sash, Sliding sash

Observations:
• Thermopane windows observed in the home. The inspector is unable to determine if all doubleglazed insulated windows in this property are completely intact and without compromised seals.
Review the windows by a qualified window contractor to determine the condition and for any repairs
as needed.
• Window screen damaged; for example left side of house top of the front left bedroom window that
is bent. Repair or replacing window screens as needed for appearance and efficiency.
• Insulated windows (IGU) are with lost seals. This was most noticeable on the garage right wall
window that is fogged between the glazing. There may be others that were not as noticeable.
Recommend a review of windows by a qualified window contractor for corrections as needed.

Garage window with a lost seal

Garage Vehicle Door
Basic automatic garage vehicle door operators were tested if accessible for the ability to stop or
reverse when meeting normal hand resistance. Significant visible deficiencies or potential concerns,
if any, are reported below.
1. Garage Vehicle Door
Vehicle Door Types: Sectional, Metal (frame/skin)
Door Opener Components: Automatic opener, Obstruction sensor, Pressure sensitive reverse, The
Obstruction sensor reversing safety feature functioned when tested as needed., The Pressure
sensitive reversing safety feature functioned when tested.

Observations:
• Vehicle door automatic opener is with back-up battery power. This is a positive for the property.
Periodic servicing is advised to assure the battery is with a charge to properly function. The
inspector did not test the battery function during the inspection.
• Vehicle door bottom seal is slightly gapped on the left and right sides. Corrections recommended
so the bottom of door fully seals to help prevent rodents from entering.
• Vehicle door rollers noisy. Lubricating garage door moving parts at least once a year to help quiet
the operation and prevent damage.

John Crampton
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Left side of bottom door seal gap Gap left side at bottom door seal

Garage vehicle door opener

Garage vehicle door opener

Roof
The roof, roof drainage system, jacks, flashings, skylights, chimneys, and other roof penetrations
were observed within the limits of accessibilty. The method of observation and access limitations are
described.
As with all areas of the structure, we recommend that you carefully examine the roof immediately
prior to closing the real estate transaction. Note that walking on a roof voids some manufacturer’s
warranties. Adequate attic ventilation, solar / wind exposure, and organic debris all affect the life
expectancy of a roof. Verification of the roofing age and history of the roof recommended. On any
roof system that is over 3 years old, experts recommend that you obtain a roof certification from an
established local roofing company to determine its serviceability and the number of layers on the
roof.
Significant visible deficiencies or potential concerns, if any, are reported below.
1. Roofing
Materials: Composition shingles

Observations:
• There is a newer roof system on the house that is a positive for the property suspected to be less
than 5 years old.

John Crampton
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2. Roof Styles
Gable, Hip, Valley
• 4 to 6/12 pitch
• 7 in 12 and up pitch
3. Access
• Roof was partially traversed and viewed. The steep sloped limited a review in places.
4. Gutters / Roof Drains
Metal gutters

Observations:
• Maintenance Tip: Keep gutters cleared of organic debris to help prevent downspouts from being
clogged causing overflow at gutters, ensure that all downspouts have extensions/splash blocks or
are fully attached to yard drains to carry water away from the foundation and ensure that the
irrigation sprinkler system does not spray siding or windows of house.
5. Flashing
Materials: Sheet metal, Mineral flashing
6. Chimney
Materials: Metal chimney flue

Observations:
• Chimney interior was not reviewed from above the roof. Recommend a review by a qualified
chimney sweep to determine any repairs that may be needed to the system.

Chimney flue

Top of chimney flue

Electrical
Where visible and if installed, the service entrance conductors, service equipment, main over-current
device, main and distribution panels and grounding equipment were observed. A representative
number of lighting fixtures, switches, and receptacles (if power was on) were observed with respect
to their operation, polarity and grounding. Furniture, storage, items plugged into the receptacle
outlets and clearances may have limited the review of the electrical system.
Significant visible deficiencies or potential concerns, if any, are reported below. Repairs and
upgrades to the system are recommended being performed by a qualified licensed electrical
contractor.
REACH codes in California are being adopted in many locations to improve energy efficiency. For
additional information about energy REACH codes please visit
https://www.bayrencodes.org/reachcodes/

John Crampton
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1. Service Amps.
Electric Service: Single-phase (common for residential properties), 200 amp service
Main Panel Location: Left side of garage
2. Electrical Service Lines

Observations:
• Underground service lateral noted.
• Exterior main service panel noted.
• Single disconnect noted.
• Copper entrance conductors noted.
• The PG&E tab seal is missing on the electric meter. Contacting the power company PG&E as this
is their equipment for installing the missing tab seal.

PG&E tab seal location
3. Panels / Breakers

Observations:
• Double wires on several neutral bar connection found in the main panel. This is not proper for
time of installation. One wire per connection is recommended. It is recommended that the finding
and all associated components be reviewed and corrected as needed, by a qualified licensed
electrical contractor for conformance and fire safety.

Main electrical panel

John Crampton
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Double wires on main panel
neutral bar

Double wires on main panel
neutral bar

4. Service Grounding
Grounding Method(s): Grounded to water pipe, Bonded service panel, Ground Fault Circuit
Interrupters (GFCI)
5. Sub-panel Location
Location(s): At the AC condenser disconnect right of building
Distribution Methods: Sub-panel(s), Circuit breakers, NM cable, FMC - Flexible Metal Conduit,
Metal conduit, Copper wires, Aluminum wires (not in general lighting circuits)
6. Lighting / Receptacle Outlets

Observations:
• Lighting at the property is common for the era of construction. Lighting Title 24 compliance
(energy standards) upgrades are recommended and may be required if a major remodel is
performed at the property. Some light fixtures have been upgraded.
• Light fixture cover(s) missing; for example at several older fixtures in the garage. Installing fixtures
with covers to protect bulbs as needed. This is an upgrade for the property.
7. GFCI / AFCI

Observations:
• GFCI protection not provided at several recommended locations; for example in the kitchen below
the sink, right of the built-in ovens and at the island. Review by a qualified electrical contractor for
possible options to improve safety at the property recommended.
• AFCI protection not provided at the property. This is an upgrade that is recommended to be
installed to improve safety.
• Storage, appliances plugged in, and personal items at the property limited a review for testing
GFCI protection devices and for determining all locations with this protection. Recommend testing
all safety devices when accessible to assure all are properly functioning. Recommend periodic
testing and replacing safety devices as needed.

Plumbing
The hot water systems, visible sections of interior water supply and distribution systems, including
pipes, supports, and functional flow (if water was on) were observed.
Water handling fixtures, faucets and valves, interior drain systems including waste and vent systems,
functional drainage (if water was on) and sump pumps (if installed) were observed. (Drains to clothes
washing machines, roofs, floors, and decks were not tested.) The inspector did inspect for visible
evidence of leaks and cross connections in the water supply system.
Recommend a sewer lateral camera review be performed by a qualfied plumbing contractor to
ensure there is no damage and that the sewer lateral pipe is free of obstructions.
If present, interior and exterior fuel storage and distribution systems were observed. Vent flues at
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Page 16 of 45

Crampton Inspection Service

Joseph Sample

855 Main Street, City, CA

fueled appliances were observed if present.
The clothes dryer venting system was also visibly examined, if accessible, though not tested.
1. Plumbing Materials
Copper water supply piping noted, PVC water supply piping noted, Water supply pipe approximate
size is 3/4", ABS plastic sewer / drain lines noted, Municipal sewer noted (Verification advised),
Sheet-metal appliance vents noted, Water pressure regulator (sometimes called a pressurereducing valve, or PRV), Metal gas piping noted, Flexible gas appliance connectors noticed, PVC
irrigation piping noted
2. Main Water Valve Condition
Materials: Spade type main water valve installed, Handle type main water valve installed, Main
water valve located at the left of building

Main water handle shut-off valve Main water handle shut-off valve Main water spade shut-off valve
Christy Box
in Christy Box
Christy Box

Main water spade shut-off valve Main water spade shut-off valve Main water spade shut-off valve
Christy Box
in Christy Box
in Christy Box
3. Water Supply Pipes

Observations:
• Hose bib backflow preventer device not installed. Installing the missing back flow prevention
devices as needed as an upgrade recommended.
• Water faucet loose, noted in the kitchen on the sink faucet that is loose at the base. Securing the
faucet is recommended for efficiency.
• Water faucet water flow was unusual suspected to be an issue with the aerator end of spout,
noted mostly in the master bath on the right sink faucet. Recommend repair or adjustments as
needed to improve efficiency.
• NOTE: Water pressure regulator valve (PRV) is installed in the water supply system near the
main handle shut-off valve. This is for adjusting the water pressure if needed.
• PVC plastic water piping installed within the building footprint, noted mostly at the irrigation plastic
pipe(s). This was found at the front area in the crawlspace along the cripple walls and garage back
wall. Installing proper water piping that will not easily become damaged below the home. Repairs
recommended by a qualified licensed plumbing contractor.
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PVC pipe entering the
crawlspace

PVC pipe left of entry out from
crawlspace

PVC water pipe in crawlspace
front cripple wall

PVC water pipe in crawlspace
below living room

Missing hose bib backflow
preventer

End of master bath right sink
spout

Pressure regulator valve left exterior

Kitchen faucet loose to base

4. Sewer/drain/vent

Observations:
• Sewer clean-out is without a pop-up cover to help prevent a sewer back-up into the living space.
Upgrading the sewer cap recommended. A sewer clean-out was not discovered front exterior of
building that is the recommended location for this pop-up cover. Recommend review by a qualified
plumbing contractor to determine where the exterior clean-out is located and installing the missing
pop-up cover if not already in place as needed.
• NOTE: A sewer was noticed in the front left crawlspace.

John Crampton
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Sewer cleanout front right crawlspace

Location where sewer line exits the crawlspace

5. Main Gas Valve Condition
Location: Right side of building

Observations:
• Gas safety shut-off valve is not installed. The device, when installed, will shut-off the gas
automatically during a seismic event. This is an upgrade consideration which is recommended and
is required in some jurisdictions. Further review by a plumbing contractor recommended for
possible options.

Main manual gas shut-off valve near the meter.
6. Gas piping

Observations:
• Gas pipe noticed with surface rust, noted mostly right side of building at the HVAC unit.
Preventative maintenance recommended by removing surface rust and applying a protective coat
of rust inhibiting paint.
• Older flex gas pipe noticed at the water heater. Upgrading older flex gas piping to a newer
approved type for safety.

Surface rust on HVAC fuel pipe fittings right
exterior
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Water Heater
1. Water Heater Types
Equipment: Natural gas water heater(s), TPR valve, metal vent flue, Temperature Pressure Relief
Valve (TPR Valve), Metal vent flue
Size and Age: Water heater approximate size is 50 gallons. • 10 to 11 years is the approximate age
of the water heater.
2. Water Heater
Location(s):
• In the garage

Water heater
3. Vent Flues

Observations:
• Water heater vent is missing 3 screws at each connection. Installing the missing screws
recommended for conformance.

Missing screws on vent flue connections
4. Drain Pan

Observations:
• No water heater overflow pan (also known as a drip pan or smitty pan). Installing the missing
drain pan below the water heater recommended by a qualified plumbing contractor.
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Water heater missing drain pan
5. Strapping

Observations:
• Water heater seismic restraint system insufficient. The water heater moves when pushed on.
Recommend review by a qualified licensed plumbing contractor for securing the water heater as
needed.

Water heater not fully secured in place

HAVC System
The heating, ventilation, and air conditioning cooling system (often referred to as HVAC) is the
climate control system for the structure. The goal of these systems is to keep the occupants at a
comfortable level while maintaining indoor air quality and ventilation while keeping maintenance
costs at a minimum. The HVAC system is usually powered by electricity and/or natural gas, but can
also be powered by other sources such as butane, oil, propane, solar panels, or wood.
The inspector will usually test the heating and air conditioner using the thermostat or other controls
within the limits of visibility and exterior temperatures at time of inspection. For a more thorough
investigation of the system please contact a licensed HVAC service person. Servicing the system by
a qualified HVAC trades person as per the manufacturer's recommendation is advised.
If installed, the fireplace(s) and parts of any chimney(s) were observed where accessible. Chimney
observations may also be found in the roof section of the report.
Significant visible deficiencies or potential concerns, if any, are reported below.
1. Locations
The HVAC unit is located exterior of building on the ground
Heating Components: Natural gas heating, forced air furnace, self igniting pilot light, automatic
safety controls, and visually restricted heat exchanger. • Disposable filter(s)
2. Heat Distribution
Ducting (forced air) • Set-back thermostat(s) noted
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3. Cooling Equip
Cooling Equipment: Duel Pack / Gas Pack (gas heating & electric cooling) • Condenser /
evaporator together
Distribution Methods: Blower into ducting
4. Heat / AC Temp. Differential Test
Heat Differential:
• Approximately 22 degrees F. Heat mode
AC Differential:
• Approximately 16 degrees F. AC mode
5. Furnace

Observations:
• Manufacture date on the HVAC equipment data tag is from the year 2009.

HVAC unit right exterior
6. Filters

Observations:
• The filter was clean when reviewed. This is a replaceable type of filter. Replacing about twice a
year recommended for the efficiency of the system. The filter is located at the hallway wall return air
grill.

Filter location in air return grill
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7. Thermostats / Electronic filters

Thermostat in the hallway near bedrooms
8. Fireplace
Partially reviewed from inside the firebox
Components: Site-built wood burning fireplace, Face screen in place, Metal chimney, Glass doors

Fireplace in living room

Fireplace in living room

9. Chimney Interior

Observations:
• Access impaired. The interior of the chimney was only partly reviewed looking up from inside the
fireplace.
• Chimney is with soot. Clean and review chimney and firebox by a qualified chimney sweep is
recommended.

Kitchen
The kitchen is used for food preparation and often for entertainment. Kitchens typically include a
cooktop, dishwasher, sink, cabinets, countertops and other built-in appliances. Visible accessible
areas were reviewed. The built-in appliances were reviewed by basic user controls only. Kitchen
specific electrical and venting systems were observed and tested, if all utilities were on, at time of
inspection.
Significant visible deficiencies or potential concerns, if any, are reported below. Some kitchen area
observations may be in other sections of the report where applicable; for example receptacle outlets
may be reported in the electrical section.
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1. Cooktop / Oven
Components: Gas cooktop, Built-in cooktop
Electric oven, Built-in oven, Microwave built-in oven

Observations:
• The oven light is not working. Replacing the bulb and testing recommended.
• Several kitchen appliances are towards the end of there expected life, noted mostly at the built-in
oven that functioned as needed when tested. Upgrading older appliances recommended.

View of kitchen

View of kitchen

Built-in oven

View of cooktop burners working

Oven light not working

2. Counters / Cabinets
Counter / Splash Materials: Tile
Cabinet Types: Built-in cabinets, Wood cabinets
3. Sinks
Components: Cast iron sink, Let-in sink, Washerless faucet

4. Dishwasher / Disposal
Built-in dishwasher noted
Disposal noted
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Dishwasher

Disposal below the kitchen sink

5. Refrigerator
Electric refrigerator

Observations:
• Recommend refrigerator maintenance periodically to help extend the life.
6. Lighting / Outlets
Outlet Types: GFCI Protection, Counter receptacle outlets, 240v receptacle outlets
7. Range Hood / Venting
Venting Methods: Openable window

Observations:
• Ventilation in the kitchen is with an operable window only. Installing a mechanical exhaust system
terminating to the exterior of the building recommended. Recommend review by a qualified kitchen
remodeling contractor for possible improvement options.

Inside Areas
The Interior section covers bedrooms, baths, kitchen, laundry, hallways and other open areas
including the garage interior if present. Within these areas the inspector is performing a visual
inspection and will report visible damage and moisture problems if seen. Personal items in the
structure may prevent the inspector from viewing all areas on the interior, as the inspector will not
move personal items. The condition of concealed areas is not possible to determine. This is not a
cosmetic inspection. Any comments about cosmetic issues are made as a courtesy.
The inspector does not test for mold or other hazardous materials. A qualified expert should be
consulted if you would like further testing. The inspector does not test smoke and CO alarms during
the inspection. An inspection does not include the identification of appliances and other items that
may have been recalled or have had a consumer safety alert issued. Well known recalled or safety
items are provided as a courtesy only. Recalls and safety alerts are added almost daily by the
Consumer Product Safety Commision. Here is a site for checking recalls and safety alerts
http://www.cpsc.gov.
Significant visible deficiencies or potential concerns, if any, are reported below.
1. Interior Styles
Volume, vaulted or high ceilings, Nominal 8' ceilings, Wood stairway / steps, Furnished and
occupied
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2. Wall and Ceilings
Wall Materials: Drywall, Wallpaper, Dwelling-garage fire separation
Ceiling Materials: Drywall, Lighted panels, Dwelling-garage fire separation

Observations:
• Walls and ceilings are cracked and with loose seam tape in places; for example garage lower
right ceiling with a crack along the corner bead edge, garage ceiling left wall near the back corner
with the seam tape loose and a ceiling crack near the back right light fixture. There is a diagonal
crack in the master bedroom above the door to hallway. This is suspected to be mostly cosmetic
issues at these locations. Repair and painting areas as needed to improve appearance. Review by
a qualified drywall / painting contractor for repairs as needed.
• Dwelling-garage fire separation incomplete and damaged. The wall in the garage attic to house
attic wall is with incomplete and loose drywall tape at seams. Repair as needed by a qualified
contractor for conformance and safety.

Garage ceiling crack along
corner bead

Garage ceiling crack along
corner bead

Garage ceiling seam crack near
back right light fixture

Garage ceiling seam crack near
back right light fixture

Garage back left ceiling corner
loose drywall tape

Garage back left ceiling corner
loose drywall tape

Garage attic to house wall seam Garage attic to house wall seam
tape not complete
tape not complete
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Wall crack above master bedroom door

Wall crack above master bedroom door

3. Doors
Type of Doors: Bypass door(s), Hinged door(s), Sliding glass door(s), Metal door(s), Wood product
door(s), Deadbolt(s), Weather seals, Fire resistant door(s), Self-closing door(s)

Observations:
• Access limited in places; for example storage blocked access to the garage right wall man door.
This door was only opened about two inches for testing the latch.
• Doors drag flooring; for example master bedroom to hallway double doors and the master bath
door. Recommend cutting doors as needed for a proper clearance above flooring.
• Insufficient clearance under several doors for adequate a/c and heating air return; for example
master bedroom door. Cutting the bottom of doors so there is about a 3/8" clearance above the
flooring.
• A privacy lock is missing where on the master bedroom door from hallway. Installing a lock-set if
locking the door is desired.
• Door drags jamb, noted mostly at the laundry room door to hallway that drags on the top jamb
hard. Recommend adjustments to doors as needed for a smooth operation. This is an indication of
movement and/or frame shrinkage at this area that is close to the master bedroom door with a
diagonal wall crack. Recommend keeping the crawlspace earth dry to help prevent seasonal
movement.
• Fire resistant door self-close mechanism needs adjustment on the garage to house door. The
door spring is without proper tension for the door to fully self-close and latch with each test.
Adjustments recommended so the door properly functions to self-close and latch at all times.

Laundry room to hall door drags
jamb
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Garage man door

Master bedroom doors without a
privacy lock

Master bedroom doors drag on carpet
4. Floors
Materials: Carpet, Vinyl and baseboard, Wood (may be simulated), Laminate wood flooring
5. Smoke / CO Alarms
Alarm Types: Smoke alarm(s), Carbon Monoxide alarm(s)

Observations:
• The date of installation or date for replacement not written on CO and smoke alarms. Installing the
missing dates as needed on smoke and carbon monoxide alarms recommended. Replacing the
alarms at the recommended dates to improve safety at the property.
• Smoke alarms in the home are an older type. Upgrades recommended. The smoke alarms are
recommended to be replaced every ten years. Interior components have been known to fail with
aging smoke alarms. Photoelectric smoke detectors are advised that use back-up batteries with a
ten-year life span.
• Carbon monoxide alarms are recommended to be replaced every 5 years as interior components
may fail over time.
6. Ceiling Fans
Standard ceiling fan(s) with pull chains noted., Ceiling fan / light fixture combination noted.

Observations:
• Pull chains are short (high above the floor). Installing extensions so the fan lights and motors can
be adjusted without the use of a ladder or step stool, noted in the family room. This fan motor was
not tested during the inspection.
• Grommet is missing at the hole for the fan motor pull chain, noted in the den. Installing missing
parts as needed for efficiency. The fan worked when tested.
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Den ceiling fan grommet missing Den ceiling fan grommet missing

7. Windows

Observations:
• Some windows are dragging in the bottom tracks and the living room front window is with a worn
latch. Maintenance tip: Recommend cleaning and lubricating moving parts or other adjustments
periodically so all operable windows easily function.

Living room window lock slightly worn
8. Stairs / Railings

Observations:
• Child safety issue found at the garage to house stairway and landing with railing horizontal boards
that are easily climbable. Corrections recommended, to improve child safety at the property.

Climbable railing on garage steps

Climbable railing on garage steps

9. Misc Systems
Misc. Systems: Intruder alarm, Doorbell system, Window coverings
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Laundry Area
Laundry connections and other components near the appliance area were reviewed where
accessible. The washer and dryer appliances, if present, are not tested during the inspection as they
are not built-in. The dryer vent is reviewed where accessible to determine the condition. The dryer
vent is recommended to be cleaned periodially to help prevent lint build-up that is a fire safety issue.
The inspector does not test 240-volt electrical outlets. Drain pans, drain lines and water shutoff
valves were not operated or tested during the inspection.
Significant visible deficiencies or potential concerns, if any, are reported below.
1. Laundry Area
Components: Dryer vent terminates at a vertical exterior wall, Laundry sink
Washer connections, Electric dryer connections

Observations:
• Washer hose upgrades recommended to burst-resistant type.
• Dryer vent obstructed. The hood flap is not closing when not in use. Clearing the lint advised so
the flap closes when not in use.
• Maintenance tip: Cleaning the dryer vent periodically is advised. This is a fire safety issue.
• Black duct tape on the ducting in the sub-area. Recommend a review to assure there are no air
leaks in the dryer duct system and using a proper foil type of tape on connections in the sub-area.

Laundry appliances

Duct tape on dryer vent in
crawlspace

Dryer vent hood front of building Dryer vent hood front of building
flap not closing

Washer connection hoses

Laundry sink

Bathrooms
Bathrooms can consist of many features from Jacuzzi tubs and showers to toilets and bidets.
Because of all the plumbing involved, it is an important area to look over. Moisture in the air and
leaks can cause mildew, wallpaper and paint to peel, and other problems. The inspector will identify
as many issues as possible but some problems may be undetectable due to concealed areas in
walls and below the floor.
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1. Toilets
Down-flush toilet(s) noted.

Hall Bath

Hall bath

Master bath

2. Tubs / Showers
Tub / Shower Types: Fiberglass tub, Fiberglass shower pan

Master bath shower
3. Shower Doors
Shower door types: Sliding shower doors, Tempered glass shower door(s)

Observations:
• The master bath door panels that are not rolling smoothly in the top track. Repair or adjustments
to shower doors as needed for efficiency. Cleaning and lubricating moving part may help improve
the efficiency.

Master bath shower doors drag in top track
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4. Shower Surrounds / Caulking
Caulking Materials: Flexible caulking
Shower Enclosure / Wall Materials: Fiberglass

Observations:
• Maintenance Tip: General caulking and sealing needed periodically. Keeping all areas in and near
bath fixtures sealed to help prevent damage to the structure.
• Window is in the hall bath shower area. Keeping the area fully sealed with caulking and installing
a plastic curtain over the window recommended to help prevent water entering into the wall cavity.

Window in hall bath shower
5. Sinks
Sink Types: Acrylic, Molded counter / sink

Observations:
• Drain stop needs adjusting; for example the master bath right sink stopper is not staying in the
closed position. Adjusting parts as needed for efficiency.

Master bath
6. Countertops
Materials: Acrylics
7. Plumbing
Components: Washerless faucet(s), Washer type faucet(s), Diverter valve(s), Drain access
available, Under-sink valves, ABS plastic drain(s), Copper water supply pipe(s)
8. Ventilation
Venting Methods: Openable window(s), Exhaust fan(s)

Observations:
• Bath vents not fully terminating to the exterior. Recommend fully terminating the vents to the
exterior of the attic. The vents were found terminating in the attic at the under eave attic vent
screening left exterior of building. Review by a qualified contractor for a proper termination of the
bathroom venting.
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Bathroom vent terminations under left eave

Bathroom vent terminations under left eave

9. Lights / Outlets
Bath Outlets: GFCI protection at receptacle outlet(s)

Observations:
• NOTE: Bath receptacle outlets in the master bath and hall bath are protected from the outlet in the
laundry room right of sink. If power goes off in the master bath and hall bath at the receptacle
outlets near the sinks resetting from the laundry room device would be needed.
10. Baths Ceiling / Walls / Floors
Bath Floor Materials: Carpet, Vinyl, Wood sub-floor
Bath Ceiling / Wall Materials: Drywall ceiling, Drywall wall, Painted surfaces, Fiberglass wall

Framing / Structure
Visible portions of the following were observed: foundations; structure to walls, columns, floors,
roofs, overhang posts, and columns; attached or firmly abutting decks, balconies, and railings;
ventilation techniques and applications of attic and foundation; visible insulation and vapor retarders
in unfinished spaces; termination locations of kitchen, bathroom, and laundry venting systems; and
visible appliance flue and vent clearances. The inspector did look for evidence of past or present
water leaks.
Significant visible deficiencies or potential concerns, if any, are reported below. Observations and
more information may be found at other appropiate sections in the report.
1. Framing / Floors
Roof & Wall Frame Components: Truss roof frame system, Wood wall framing, OSB roof sheathing
Floor Frame Components: Site-framed floor system, Concrete slab floor in garage

Observations:
• Remodel and alterations noted in places; for example electrical, plumbing, irrigation system,
kitchen, bathrooms, roofing, flooring, HVAC system, water heater, stairways, patio, walkways,
painting, retaining walls, yard drains, and garage door opener. Residential construction must
adhere to comprehensive building codes and standards governed by local and state laws that is
beyond the scope of this general visual inspection service. Checking with the AHJ for building
permits and verification of any worked performed at the property.
• Wood stains found mostly below the kitchen bottom of a floor joist. The cause of the stains was
not determined and this area was dry when reviewed. Insulation below the floor limited a review of
this area. Review all wood areas at the property by a qualified licensed pest inspection company for
repair and treatment options.
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Bottom of floor joist water stains below kitchen
2. Construction Era
Era Built:
• 1984 to 1995

Construction era information:
• This era of construction brought in many additional safety features and new construction
materials.
We expect to see GFCI type outlets in bathrooms and in garages as well as those on the outside of
buildings. New codes (1990 most areas) require GFCI protection for all kitchen outlets intended for
countertop use and those within 72" of wet bar sinks. All other outlets should be 3-prong grounded
outlets.
We expect grading to be proper around the foundations of newer buildings.
We expect frames to be bolted to the foundation in all areas of the country, and plenty of reinforcing
bars in all foundations whether block or concrete.
Doors and windows should be weather-stripped.
All gas appliances should have their own gas valves preceding any flex supply lines, usually not
more than 3 feet from the appliance (gas dryers may have up to 6' long flex lines).
The use of plastics and copper in plumbing is almost universal in single family residences. Some
plastic plumbing materials have failed resulting in class action lawsuits and other problems.
The inspector will not be able to find all code violations and other deficiencies in and around a
property, especially in construction eras of the past. This inspection is not primarily intended to
expose code violations. The inspector will, however, try to reveal the most obvious problems and
builder oversights.

Foundation / Basement
The inspector shall observe structural components including foundations, floors, walls, columns, and
piers. The inspector shall describe the type of foundation and materials.
The inspector is not required to: Enter any area or perform any procedure that may damage the
property or its components or be dangerous to or adversely affect the health of the inspector or other
people.
Inspectors are not required to offer an opinion as to the structural adequacy of any structural systems
or provide engineering structural analysis of any kind. Despite all efforts, it is impossible for an
inspection to provide any guarantee that the foundation, and the overall structure and structural
elements of the building are sound.
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1. Foundation / Basement
Materials: Concrete - raised perimeter foundation, Bolted sill plate, Post and pier/beam, Grade
beams, Below grade crawl space, Wood posts

Observations:
• NOTE: The garage is on a concrete slab foundation. The other areas of building on a raised
foundation system (perimeter concrete foundation stem walls) with a crawlspace.
• Several vertical cracks less than 1/4" wide noted on the foundation stem walls, noted mostly left
side of building near the bottom of stucco siding. Sealing cracks and improving drainage at the
exterior close to the foundation recommended to help prevent further damage to the foundation
system.
• Several thin cracks less than 1/4" wide found on the garage slab floor. Keeping cracks sealed and
proper drainage at the exterior near the building recommended to help prevent damage.
• Foundation bolts along the foundation sill plate are rusted in places. The condition of the metal
parts in concealed areas was not possible to determine. The foundation securing system is
common for the construction era. Repair any damaged areas and upgrading. Recommend a review
by a qualified seismic retrofit contractor to determine if any corrections are needed to help prevent
movement in the event of an earthquake.
• Foundation efflorescence noted at the foundation stem walls viewed from inside the crawlspace at
several locations. Improving drainage at the exterior recommended to help prevent water from
passing through the concrete walls. There are several areas of slightly moist earth in the
crawlspace. Recommend review by a qualified foundation drainage contractor for possible repair
options to help prevent water from entering into the crawlspace.

Foundation crack left exterior

Crack on garage floor

Crack on garage floor

Crack on garage floor

Crack on garage floor

Foundation sill plate bolt
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Efflorescence on foundation wall Front right crawlspace wet earth Efflorescence on left foundation
wall

Efflorescence on left foundation wall

Efflorescence on back middle foundation wall

2. Sump Pump

Observations:
• A sump pump noticed in the crawlspace. This is suspected to be a water sensor type preventing a
test to determine if the pump is functioning. Recommend review by a qualified foundation drainage
contractor to fully test the system and to determine if any corrections are needed to help keep the
earth dry in the crawlspace.

Sump pump front left crawlspace Sump pump front left crawlspace Sump pump front left crawlspace

Sump pump data tag
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Insulation / Vapor Barriers
APPROXIMATE ATTIC INSULATION THICKNESS: In many cases, such as with flat or vaulted roof
structures without attics, the inspector cannot ascertain the thickness of the insulation or wheather
any is installed. An indication of insulation thickness does not guarantee complete coverage. The
presence of wall insulation generally cannot be ascertained at all.
1. Insulation / Vapor Barrier
Insulation Materials: Insulation not fully ascertainable, Fiberglass (batt or loose)

Observations:
• Approximate thickness of attic insulation is 9 to 12 inches.
• Approximate thickness of floor insulation is 5 to 8 inches.
• Insulation partially covers some under eave vents in the attic. Baffles not found at the under eave
vent openings in the attic. Adjustments recommended for proper air flow. Poor attic ventilation may
shorten the roof covering life. Recommend review by a qualified insulation and/or ventilation
contractor for possible correction options.

View of insulation below the floor

Attic insulation

Attic insulation

2. Ventilation
Attic Area Methods: Eyebrow vent openings, Gable vent openings, Under eave vent openings
Sub Area Methods: Vent openings along the walls

Observations:
• Sub-area ventilation screening is damaged / gapped in places. Recommend repair screening as
needed to help prevent rodent / animal entry.

Gap at front crawlspace vent screen
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Attic / Crawl Review & Access Locations
1. Access Locations & Review
Crawl space:
• Partially viewed from inside the crawlspace
Attic:
• Partially viewed

Observations:
• Crawl space access location(s): Right exterior of building.
• Attic access location(s): Hallway ceiling and two locations on the garage ceiling.
• Attic review was limited. Only a small area of attic was viewed from the hallway attic access
scuttle while standing on a ladder above the main living space. The insulation above the living
space blocked most areas from view. The garage attic was partly traversed through the attic access
above the stairway landing. Recommend a further review, when possible, of the other areas of the
attic. The condition of concealed areas was not possible to determine.
• The garage front attic area was with a small amount of storage. Removing stored items
recommended.
• Several rodent snap traps and poison bait packets found at the property, noted mostly in the attic.
Review by a qualified rodent / animal trades person for corrections as needed. This is beyond the
scope of this home inspection service.
• There is an indication of past standing water in the sub-area about 1.5 feet deep evident by dry
water mark lines in places along the front foundation stem walls. The sub-area was with several
slightly moist earth areas when reviewed. Recommend improving drainage exterior of building by a
qualified foundation drainage contractor to keep water out of the crawlspace.

Crawl access right exterior

Crawl access hatch door right
exterior

Hallway attic access

Garage ceiling attic access
towards front

Garage attic access above stair
landing

View in the garage attic
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View in the garage front attic

View in the garage front attic

View in the attic

View in the attic

View in the attic with rodent bait
and snap traps

Water line mark on front right
foundation wall

Wet earth front middle
crawlspace

Wet earth front middle
crawlspace

Water line mark behind garage
back wall in crawlspace

View in crawlspace
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Glossary

Glossary
Term

Definition

A/C
ABS

Abbreviation for air conditioner and air conditioning
Acronym for acrylonitrile butadiene styrene; rigid black plastic
pipe used only for drain lines.
Abbreviation for air conditioner and air conditioning
Arc-fault circuit interrupter: A device intended to provide
protection from the effects of arc faults by recognizing
characteristics unique to arcing and by functioning to de-energize
the circuit when an arc fault is detected.
Authority Having Jurisdiction (AHJ) is the Agency official
responsible for code interpretation, enforcement, and
implementation.
Dwelling-garage fire separation: The wall between a house and
garage must be separated by 1/2″ drywall. This also applies to
structural members, and this extends to the attic in a commonsense type of way; the garage needs to be separated from the
house.
Efflorescence is a crystalline deposit of salts that can form when
water is present in or on brick, concrete, stone, stucco or other
building surfaces. It has a white or greyish tint and consists of
salt deposits left behind when water evaporates. In addition,
efflorescence can appear as a powdery substance on floors and
walls and requires special care to treat.
Flexible metal conduit (FMC) has a spiral construction that
enables it to snake through walls and other structures. FMC
protects electrical wiring in commercial and industrial buildings.
Liquidtight flexible metal conduit (LFMC) is a special type of FMC
that has a plastic coating.
Fire Rated Doors or Fire Resistant Doors are used in buildings to
prevent the passage of fire and smoke between two
compartments or areas. They are used as a passive means of
protecting people and property from fires.
A special device that is intended for the protection of personnel
by de-energizing a circuit, capable of opening the circuit when
even a small amount of current is flowing through the grounding
system.
A backflow preventer (backflow valve) stops the movement of
water from the garden hose into the water supply. If the water
pressure drops, due to municipal pump issues or when a fire
hydrant is in use, it can create a siphon from your garden hose
and send water, contaminants, and chemicals back into the
water supply.
NM Cable (Non-Metallic Sheathed Cable) also known as
"Romex" that is a common brand name. NM cable is a flexible
electrical cable that features an outer plastic sheathing that
protects two or more insulated conductors, as well as a bare
copper ground wire.
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AC
AFCI

AHJ
Dwelling-garage fire separation

Efflorescence

FMC

Fire Resistant Door

GFCI

Hose bib backflow preventer

NM Cable
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PRV

PVC
Pressure regulator

Raised Perimeter Foundation

Smitty pan

TPR Valve

Thermopane

Title 24

Valley
Weep screed
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A water pressure regulator (sometimes called a pressurereducing valve, or PRV) is a specialized plumbing valve that
reduces the water pressure coming into the home through the
main water line. This valve brings down the pressure to a safe
level before the water reaches any plumbing fixtures inside the
home.
Polyvinyl chloride, which is used in the manufacture of white
plastic pipe typically used for exterior irrigation systems or for
drain piping.
A water pressure regulator (sometimes called a pressurereducing valve, or PRV) is a specialized plumbing valve that
reduces the water pressure coming into the home through the
main water line. This valve brings down the pressure to a safe
level before the water reaches any plumbing fixtures inside the
home.
A conventional perimeter foundation has a poured concrete wall
supported by a poured concrete footing. Both are strengthened
by steel reinforcing rods (rebar). This type of foundation is used
in connection with both raised floors and slabs.
A drain pan, known in the trade as a “smitty pan,” is very cheap
insurance when you consider the costs of repairing and replacing
damaged building materials, not to mention the potential
consequences of mold infection.
Temperature Pressure Relief Valve (TPR Valve). The thermostat
in a water heater shuts off the heating source when the set
temperature is reached. If the thermostat fails, the water heater
could have a continuous rise in temperature and pressure (from
expansion of the water). The temperature and pressure could
continue to rise until the pressure exceeds the pressure capacity
of the tank (300 psi). If this should happen, the super-heated
water would boil and expand with explosive force, and the tank
would burst.
The term "thermopane" is both a brand and colloquial name for
Insulated Glass Units (IGUs) also known as double pane or triple
pane windows. Double pane or thermopane windows provide
superior insulation when kept in good working condition. Any
damage to the glass or seals, though, can negatively impact the
performance of your thermopane windows.
California’s energy code is designed to reduce wasteful and
unnecessary energy consumption in newly constructed and
existing buildings. The California Energy Commission updates
the Building Energy Efficiency Standards (Title 24, Parts 6 and
11) every three years by working with stakeholders in a public
and transparent process. https://www.energy.ca.gov/programsand-topics/programs/building-energy-efficiency-standards
The internal angle formed by the junction of two sloping sides of
a roof.
“A weep screed is a type of building material used along the base
of an exterior stucco wall or stone / masonry veneer siding. The
screed serves as a vent so that the moisture can escape from
behind the wall finish.” This weep screed is to help prevent
damaged of the structure.
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Report Summary

Report Summary
The summary below consists of potentially significant findings. These findings can be a safety
hazard, a deficiency requiring a major expense to correct or items I would like to draw extra attention
to. The summary is not a complete listing of all the findings in the report, and reflects the opinion of
the inspector. Please review all pages of the report as the summary alone does not explain all of the
issues. All repairs should be done by a licensed & bonded tradesperson or qualified professional. I
recommend obtaining a copy of all receipts, warranties and permits for the work done.
Grounds
Page 7 Item: 1

Hardscaping /
Walks

• Concrete cracks, movement and uneven steps noted in
places. Uneven walks and steps are trip hazards.
Recommend repair damaged hardscaping and adjustment to
areas as needed by a qualified landscape contractor.
Improving drainage to help prevent damage to hardscaping
recommended.

Page 7 Item: 2

Grading / Drainage • Yard drain flex pipes above earth are trip hazards in the front
right and right side yards. The front right house corner drain
has separated in need of repair. Recommend review by a
qualified landscape drainage contractor for repairs and
adjustments as needed.

Page 8 Item: 5

Stairs / Decks

• Exterior stairway riser(s) amiss; for example the back right
stairway is with an uneven bottom riser to earth. Adjustments
so the dirt landing is even and not more than a 3/8" difference
in riser height to the other risers. This is a trip hazard. It is
recommended that the finding and all associated components
be reviewed and corrected as needed, by a qualified licensed
contractor.

Exterior
Page 10 Item: 1

Siding / Trim

• Stucco weep screed blocked with dirt and/or concrete in
places, noted mostly back of building with the concrete patio
close to the bottom of stucco siding. Recommended
clearances along the bottom of the stucco siding are 2 inches
above concrete and 4 to 6 inches above earth. Recommend
review by a qualified contractor and repair as needed for
conformance and to help prevent damage to the structure.

Page 11 Item: 4

Doors

• Patio door “drags.” This is suspected to be from worn wheels
on the bottom. Recommend review by a qualified trades
person for corrections as needed to improve efficiency.

Page 12 Item: 5

Windows

• Insulated windows (IGU) are with lost seals. This was most
noticeable on the garage right wall window that is fogged
between the glazing. There may be others that were not as
noticeable. Recommend a review of windows by a qualified
window contractor for corrections as needed.
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Page 15 Item: 3
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Panels / Breakers

• Double wires on several neutral bar connection found in the
main panel. This is not proper for time of installation. One wire
per connection is recommended. It is recommended that the
finding and all associated components be reviewed and
corrected as needed, by a qualified licensed electrical
contractor for conformance and fire safety.

Water Supply
Pipes

• PVC plastic water piping installed within the building
footprint, noted mostly at the irrigation plastic pipe(s). This
was found at the front area in the crawlspace along the cripple
walls and garage back wall. Installing proper water piping that
will not easily become damaged below the home. Repairs
recommended by a qualified licensed plumbing contractor.

Water Heater
Page 20 Item: 3

Vent Flues

• Water heater vent is missing 3 screws at each connection.
Installing the missing screws recommended for conformance.

Page 20 Item: 4

Drain Pan

• No water heater overflow pan (also known as a drip pan or
smitty pan). Installing the missing drain pan below the water
heater recommended by a qualified plumbing contractor.

Page 21 Item: 5

Strapping

• Water heater seismic restraint system insufficient. The water
heater moves when pushed on. Recommend review by a
qualified licensed plumbing contractor for securing the water
heater as needed.

Range Hood /
Venting

• Ventilation in the kitchen is with an operable window only.
Installing a mechanical exhaust system terminating to the
exterior of the building recommended. Recommend review by
a qualified kitchen remodeling contractor for possible
improvement options.

Wall and Ceilings

• Walls and ceilings are cracked and with loose seam tape in
places; for example garage lower right ceiling with a crack
along the corner bead edge, garage ceiling left wall near the
back corner with the seam tape loose and a ceiling crack near
the back right light fixture. There is a diagonal crack in the
master bedroom above the door to hallway. This is suspected
to be mostly cosmetic issues at these locations. Repair and
painting areas as needed to improve appearance. Review by
a qualified drywall / painting contractor for repairs as needed.
• Dwelling-garage fire separation incomplete and damaged.
The wall in the garage attic to house attic wall is with
incomplete and loose drywall tape at seams. Repair as
needed by a qualified contractor for conformance and safety.

Plumbing
Page 17 Item: 3

Kitchen
Page 25 Item: 7

Inside Areas
Page 26 Item: 2
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Page 27 Item: 3

Doors

• Door drags jamb, noted mostly at the laundry room door to
hallway that drags on the top jamb hard. Recommend
adjustments to doors as needed for a smooth operation. This
is an indication of movement and/or frame shrinkage at this
area that is close to the master bedroom door with a diagonal
wall crack. Recommend keeping the crawlspace earth dry to
help prevent seasonal movement.
• Fire resistant door self-close mechanism needs adjustment
on the garage to house door. The door spring is without
proper tension for the door to fully self-close and latch with
each test. Adjustments recommended so the door properly
functions to self-close and latch at all times.

Page 28 Item: 5

Smoke / CO
Alarms

• The date of installation or date for replacement not written on
CO and smoke alarms. Installing the missing dates as needed
on smoke and carbon monoxide alarms recommended.
Replacing the alarms at the recommended dates to improve
safety at the property.
• Smoke alarms in the home are an older type. Upgrades
recommended. The smoke alarms are recommended to be
replaced every ten years. Interior components have been
known to fail with aging smoke alarms. Photoelectric smoke
detectors are advised that use back-up batteries with a tenyear life span.
• Carbon monoxide alarms are recommended to be replaced
every 5 years as interior components may fail over time.

Page 29 Item: 8

Stairs / Railings

• Child safety issue found at the garage to house stairway and
landing with railing horizontal boards that are easily climbable.
Corrections recommended, to improve child safety at the
property.

Laundry Area
Page 30 Item: 1

Laundry Area

• Dryer vent obstructed. The hood flap is not closing when not
in use. Clearing the lint advised so the flap closes when not in
use.
• Maintenance tip: Cleaning the dryer vent periodically is
advised. This is a fire safety issue.
• Black duct tape on the ducting in the sub-area. Recommend
a review to assure there are no air leaks in the dryer duct
system and using a proper foil type of tape on connections in
the sub-area.

Bathrooms
Page 32 Item: 8

Ventilation

• Bath vents not fully terminating to the exterior. Recommend
fully terminating the vents to the exterior of the attic. The vents
were found terminating in the attic at the under eave attic vent
screening left exterior of building. Review by a qualified
contractor for a proper termination of the bathroom venting.
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Foundation / Basement
Page 35 Item: 1 Foundation /
Basement

Page 36 Item: 2

Sump Pump

Insulation / Vapor Barriers
Page 37 Item: 2 Ventilation

• Foundation efflorescence noted at the foundation stem walls
viewed from inside the crawlspace at several locations.
Improving drainage at the exterior recommended to help
prevent water from passing through the concrete walls. There
are several areas of slightly moist earth in the crawlspace.
Recommend review by a qualified foundation drainage
contractor for possible repair options to help prevent water
from entering into the crawlspace.
• A sump pump noticed in the crawlspace. This is suspected
to be a water sensor type preventing a test to determine if the
pump is functioning. Recommend review by a qualified
foundation drainage contractor to fully test the system and to
determine if any corrections are needed to help keep the earth
dry in the crawlspace.

• Sub-area ventilation screening is damaged / gapped in
places. Recommend repair screening as needed to help
prevent rodent / animal entry.

Attic / Crawl Review & Access Locations
Page 38 Item: 1 Access Locations • There is an indication of past standing water in the sub-area
about 1.5 feet deep evident by dry water mark lines in places
& Review
along the front foundation stem walls. The sub-area was with
several slightly moist earth areas when reviewed.
Recommend improving drainage exterior of building by a
qualified foundation drainage contractor to keep water out of
the crawlspace.
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