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G ENERAL I NFORMATION
During the Inspection
Present during the inspection: You
Your Dad
Your Mom

Weather conditions: Raining for first half.
Size of bldg.: 2,200± sf.
Approx. temperature:
Dwelling status:
Year built:
Atypical conditions:
Utilities on:

45-55 deg.
Vacant; staged.
1950
None
Yes

Front door of bldg. faces: South

Receipt of Payment
Complete Wood Destroying Organism and Home Inspections:
Additional charges:
Video sewer pipeline inspection
Toilet removal and re-set
TOTAL DUE:
Method of Payment: Paid in full check

Ethics and Full Disclosure
Per the Washington State Home Inspection licensing law, I am required to disclose any
business or familial relationships or other conflicts of interest between myself and any other
party to this transaction.
I have no familial relationships with any party to this transaction
I have no business relationships with any party to this transaction.

Randy F. Navarro
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A F EW M ORE W ORDS F IRST
The following pages are the items I found that need attention in some form or fashion. Now
that you’ve got a list, you may want to have some things corrected. Whoever does the work,
make sure the person is qualified, reputable, and experienced.
You’ll notice I don’t much use the words “licensed” or “bonded”. For the most part, a license or
bond doesn’t speak to the person’s level of competency, experience, or integrity.
Qualified, reputable, and experienced people should understand the same standards to which I
adhere. They should look at the trouble item, understand the situation, and proceed to solve
the problem.
The findings in this report are based on building codes, manufacturer’s specifications, industry
standards, and best or better building practices, or a combination of all these things. Rarely is
my opinion inserted in an inspection based solely on personal preference.
Try not to relinquish control of the work. Solving the defect is not as important to anyone else
other than you. If you give control to someone else, it probably won’t get done how you (or I)
would like.

When Someone Else Calls Me
If a seller, seller’s representative, or a seller’s repair man calls me with a question about your
inspection, I’ll politely decline unless you’re on a three-way call with us. . I don’t want to tell
them something and have it interpreted differently than what I may have discussed with you
If the same folks call and ask me how to fix something, I’ll also politely decline. It’s not that I
don’t know how to fix things; it’s not appropriate that I boss the job from a remote location.

Your Questions
Ask me all the questions you want, and I’ll do my darndest to answer them. All I ask is that you
read the whole report first. You can call me now, tomorrow, next week, or even next year.

Everybody’s Got an Opinion!
Whether it’s family, friend, or a contractor, you’ll get lots of opinions about what’s right and
what’s wrong with your house. It can be over whelming and certainly confusing.
Because of the Web and HGTV people are more savvy and educated about houses than ever
before. Some of the information is good but some of the information is inaccurate at best and
outright bad at worst. If you’re receiving conflicting information from your father-in-law or an
HGTV host or someone thinks your home inspection should have addressed something it
didn’t, as I’ve already said, you can contact me anytime.
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S UMMARY OF F INDINGS
This is the list of all items needing attention in some form or fashion.

ROOF Notes
1. Inadequate flashing at flat roof.
Where the flat roof of the east storage shed abuts
the gable end, there is a gap where water can
penetrate into the wall.
Caulking is not an appropriate long-term repair.
Flashing should be installed to keep water out.

2. Standing water. Inadequate slope and small drain.
At the flat shed roof, water is collecting against the
east edge. The roof is not sloped enough to
discharge all the water through the drain.
Standing water can lead to premature leaks and
deteriorate the roof faster.

3. The roof should be replaced.
Due to numerous finding and visible leaks, the roof is due for replacing. Defects include
but aren’t limited to:
•

At the east gable end, shingles are torn and missing.
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•

At the westmost gable ridge, there are holes in the
end shingle and water is leaking through.

•

The overall roof has lost a significant amount of its
granular cover. It is also "crunchy" and brittle
underfoot.

•

At a few spots, the overlaid laminate portion of the
shingle has blown off and is exposing the matte
underneath.

•

At a few spots, the shingles have been repaired/patched with roofing cement. *At one of
these areas, I
verified an
active leak in
to the attic.

•

**At another spot, although I couldn’t see water,
there is a snail!—I believe this is the first time I’ve
seen a snail in an attic.
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•

4. Typical wear and tear at chimney.
The weather crown is cracked and there is moss
growing which means its absorbing water more
than it sheds water.

There are multiple rows and sections of soft and
missing mortar.
The entire chimney has also been painted which is
not recommended, especially in our climate. Paint
traps water and also promotes deterioration.
Talk to a reputable mason about restoring the
chimney crown and repointing the mortar. In my
opinion, it would also be best to sandblast to remove the paint.

5. No cricket at chimney.
Best practice, especially in our wet climate and with
this roof pitch and size of chimney, is to build a
cricket or another small "roof" which re-directs
water from the uphill side of the chimney. Right
now, water is standing at the uphill flashing which
can promote deterioration of the flashing and
create leaks.

6. Trim the tree from the roof.
Trees against the building promotes wood
destroying insect and rodent activity to the home.
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7. Electrical roof collar not sealed.
The rubber
whether collar
around the
electrical mast
needs to be
sealed. It’s
leaking right
now (this would
be replaced if and when the roof is replaced.)

Water dripping directly under electrical
mast area.

EXTERIOR COMPONENTS Notes
8. Water damage inside attached shed – photos didn’t resolve.
The OSB interior paneling is rotted at the base of the walls. Everything tested dry during
my inspection and a recent paint job may be covering more damage.

9. Shed foundation inadequate
The block
work
foundation
under the
shed is
cobbled
together and
has settled in
several areas. Because of the recent paint, I can't tell if the mortar is deteriorated. The
structure is serving its purpose of storing garden tools for now, but may not fare well in
the next earthquake.

10. Landscape timbers very slippery when wet.
The landscape timbers steps at the west side are
very slippery and should be covered with antiskid
coating or tape to reduce the slip hazard.
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11. Soil piled against the siding.
Wood buried in
soil can introduce
wood destroying
insects and rot.
Eliminate the soil
at the back east
corner and the
west sides of the
house.

12. Are the roof gutter tight line drains working?
There are two newly installed PVC drain lines at the
back of the property, which I assume are connected
to the tight line drains for the gutter system. During
my inspection – consistent rain during the first half –
there was only a trickle of water out of only one of
the pipes.
If these pipes are for the tight line drains, the drains
are either clogged or somehow not working.
Additionally, the soil is eroded at the drain discharge point as well as along the nearby
part of the slope. This may be from recent construction or...?
Each jurisdiction has specific rules on how to address and contain stormwater. You
should check with the local authority and act accordingly.

13. Dryer vents should not have cages.
One of the vent terminus’ at the front of the house
is the dryer vent. There should not be a cage
because cages trap lint which promotes a fire
hazard. Remove the cage from whichever one of
these is the dryer vent.
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14. Gutter and downspout maintenance.
Given the trees left in the area, the gutters are predictably due for cleaning.
Additionally, the downspouts are leaking at multiple joints around the house.

GENERAL INTERIORS Notes
15. No weatherstripping at basement door.
I could see daylight coming through the edges of
the door. Quality weatherstripping will reduce air
leakage.

16. Uneven basement floor.
The concrete basement floor is uneven as is
common with most 70-year-old homes. The vinyl
plank flooring is installed to conform to the
unevenness but may start to delaminate and
separate. I'm almost positive the amount of
unevenness exceeds the minimal tolerances allowed
by the vinyl floor manufacturer.

17. Gas fireplace wouldn't operate.
Although the pilot was on, I could not ignite the fireplace. There is a switch to the right
of the unit but it did not do anything.
18. Smoke and carbon monoxide alarms in wrong locations.
A smoke and carbon monoxide alarm should be installed in an area immediately outside
of each bedroom.
Right now, there are no alarms outside of the bedrooms.
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19. Original basement stairs.
The stairs don't comply with modern requirements;
the tread depths are too short and the top steps are
irregular and uneven.
Additionally, the handrail should be returned at the
bottom edge to keep clothing from getting
snagged.
The handrail situation is easily resolved. The other
issues are not resolvable without rebuilding/reframing the entire middle part of the
house which is obvious not practical or feasible.
20. Basement fireplace and flue should be cleaned.
The basement fireplace hasn't been used in quite some time and there is debris in the
flue and on the smoke shelf. A qualified chimney sweep should service and clean the
fireplace and flue.

21. No insulation in basement wall.
Because the water access hatch box is removable, I
was able to see that the 2x4 wall has no insulation. If
the wall was constructed and/or new drywall was
installed during this remodel, insulation should have
been installed to meet minimum requirements.
The basement will be colder in the winter.

BATHROOM Notes
22. Leak under powder room sink.
One of the fittings under the drain is leaking and
needs repaired.
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HEATING Notes
23. No recent furnace servicing.
I did not see any visible indication the system has been professionally serviced or
cleaned.
Have a licensed and qualified HVAC professional clean and service the system to ensure
its operating safely and as designed – especially as it seems the furnace was used to
keep the house warm during completion of the renovation. Construction can introduces
a lot of excessive particulates and VOCs into the system.
24. Electronic air cleaner not working.
The operational light on the electronic filter system was not on while the furnace was
running. It needs diagnosing and repair. It also needs cleaning.

ELECTRICAL Notes
25. Minimal receptacles in basement rooms.
There are not enough wall receptacles in the basement rooms per modern
requirements. This means you'll be using more extension cords.
26. Kitchen counter receptacles not GFCI protected.
All receptacles at all kitchen counters should be protected with the GFCI.
27. All bathroom receptacles not GFCI protected.
Install GFCI protection at all bathrooms.
28. Unsure if new panel installation and rewiring was completed by a professional
electrician.
There are multiple indicators of poor workmanship inside the sub-panel (basement)
indicating the panel may not have been completed by a licensed and reputable
electrician.
Examples include, but not necessarily limited to:
•

Blue electrical tape is used to indicate energized
wiring rather than the traditional/conventional red
tape.
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•

Multiple receptacles upstairs are testing with open grounds, but with three slot receptacles.
Although marked “protected by GFCI”, this is not proper. If the receptacle has no ground,
an actual GFCI receptacle needs to be installed at that location OR the receptacle needs to
be replaced with a two-slot type.

•

Cables are sloppy and excessive length inside the main box.

•

Breakers from a different manufacture other than
the panel manufacturer are installed. This isn't
typically allowed by most all panel manufacturers.

•

There is no visible remodel or new installation permit visible.

•

Exterior main panel filler plates jury-rigged with
foam and alum-tape.

An electrician should review all these conditions and make correction where necessary.

ATTIC Notes
29. Split rafter in attic.
Right at the access hatch, there an unsupported 2x4
rafter that has split. It appears it’s been this way for
a while. Another 2x member should be sistered on
to the rafter to support it. The sistered rafter should
extend from bearing point to bearing point.
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30. No insulation in the attic.
The seller has completely removed and vacuumed
all the insulation out of the attic to make way for the
new wiring and structural work. New insulation
should be installed to provide R49 coverage.
Ensure that appropriate precautions are taken to
baffle areas where necessary to provide low and
high ventilation. This may fall under the
responsibility of the roofer.
Also ensure the gable sidewall to the vaulted living room area is insulated with R-21.

31. Bathroom ducts not connected well.
The flexible ducting from the bathroom fans should
be connected mechanically so they don't slip off.

32. Significant structural alterations made in the attic.
To create the open floor plan in the kitchen/dining
area, interior load bearing partition walls were
removed and accommodations were made in the
framing in the attic.
Typically, this work should be designed and planned
by an engineer. Ask the sellers if this was
accomplished and if the permit was obtained for the
local jurisdiction and signed off.
It's outside the scope of this inspection report and beyond my expertise to actually
calculate if the alterations are adequate or not.
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PLUMBING Notes
33. Vent cut in attic.
A PVC vent has been cut over the bathroom and not
re-attached.

34. Dryer duct crushed.
Replace the aluminum duct behind the dryer.

35. Wrong pipe used for water heater T&P valve.
CPVC pipe is used to vent the temperature and
pressure relief valve. CPVC is not rated for the water
temperatures that can come out of the valve. The
pipe should be replaced with copper or white PVC
pipe.

36. I couldn't get washing machine to work.
After about 15 minutes, I could not get any water to run the washing machine.
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VIDEO PIPELINE INSPECTION Notes
37. How much of the pipeline is yours?
After reviewing the video on a larger monitor, I
believe your sewer lateral terminates somewhere at
the back of the property at the common line approx.
40’ from the point of entry. Heavy root growth at
this joint didn’t allow full visibility. I continued to
push the camera as far as I could—approx. 135’
As discussed, it’s important you check with the local
sewer district to understand which sections of line
are your responsibility.

I believe this is the connection from your
lateral to common line.

*If your sewer lateral ends at 40’, the following
findings would not be solely your responsibility.
If the line is shared after 40’, then responsibility is shared. If the line is all utility
after 40’ then it would be their responsibility.

38. Moderate to significant root intrusion at multiple joints.
Roots have
infiltrated
multiple joints.
Some of the
roots are more
significant than
others and are
causing an
obstruction.
The roots should be cleared by a qualified plumber.
The service should also include another video
camera inspection to ensure there are no other
defects in the pipeline that were obscured by the
roots I saw today.
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39. Flat spots in line.
Approx. 55-60 feet
out, there is a flat
spot in the line
running about 8’
long. The camera
went slightly
underwater and
there was
standing water.
Another small section of flat spot is visible approximately 80’ out running about 3-4 feet
long.

End of section
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ROOF
Description
How inspected: Walked.
Type of roof: Asphalt-fiberglass
dimensional shingle over main house.
Torch-applied modified bitumen (no
granular coating) over east shed.

Skylights: Conventional raised curb
units.
Chimney(s): Site constructed masonry
with three flues.

Layers? One.

Roof drainage type: Continuous metal
gutters.

Manufacturer’s claim of roof life: 2530 years. 10-15 years at shed.

Downspouts terminate? Into
underground tightline system.

Guestimate of roof age: 15-20 years. 510 at shed.

Inspection Work
General Roof Condition
I checked for deterioration of any sort including worn granules and worn or exposed
fiberglass mat. I also checked the general workmanship including course alignment,
integration of the shingle with the roof penetrations, and the quality of fasteners (if I can
safely lift a few shingles.)
I inspected the torch-applied sheet roofing over the east shed mainly for signs of
uniform bleed-out of the sealant at all edges and seams which is an indicator of proper
installation. I looked for excessive buckling or wrinkling. I examined the penetrations
for indicators of correct flashing details and sealant bleed-out.
Skylights
I examined the skylight flashing and glazing (glass).
Chimney(s)
I inspected the masonry chimney and looked for deteriorated mortar, intact brick, a
functional crown (which sheds water off the top of the chimney) and general structural
soundness.
The chimney flue has a weather cap installed and it is secure. Weather caps are
important because they keep most of the rain and other debris out of the flue.
Roof Drainage
I looked at the gutters for signs of leaking and adequate slope. I check the downspouts
and evaluated to where water discharges.
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The gutters are draining in to an underground tightline system. Of course, I can’t see
underground or to where the water actually drains but know that clogs and breaks in
the underground plastic pipe can occur.

To Clarify...
•

If the interior has been painted recently, it could disguise leaks.

•

I can’t see the roof underlayment because it’s covered by the roof product itself.
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E XTERIOR COMPONENTS
Description
Site topography: Slopes sharply down
from south to north. House sits below
street level with a walk-out basement.

Retaining walls: Conventional rockery at
rear of house. Poured concrete and wood
timbers at west driveway area.

Grading around structure: Positive. Flat.

Exterior walls: 2x4 stud construction.

Vegetation around structure: Minimal.

Siding: Horizontal beveled wood
clapboards.

Walks/Stairs/Steps: Brick pavers.
Concrete.
Patio: Brick pavers.

Driveway: Concrete at west drive. Gravel
at west side.

Inspection Work
Grading and topography
I scanned outside looking for reverse-grading issues, obvious evidence of erosion, or
other items that can affect livability and safety.
Basement space water problems can be the result of poor grading. Ideally the ground
on all sides of the house would be sloped away from the building for the first ten feet;
however, this is rarely the case given our hills and slopes.
Driveway
I inspected the concrete driveway looking for evidence of abnormal cracking or settling--something above and beyond typical cracking or minor settling.
Walks/stairs/steps
I assess the concrete and other flatwork around the building looking for signs of
cracking and settling that could indicate significant erosion or drainage troubles.
I also evaluated for safety hazards.
Siding
I evaluated the wood lap siding looking for proper installation details and general wear
and tear. I’m looking for adequate clearances, signs of rotting or wood deterioration,
proper incorporation of flashing, and warping or splitting to name a few.
Eaves, Soffits, and Fascias
From the ground, I look for signs of water damage and animal entry in to the attic
space(s). There are minimal vents providing some type of ventilation in to the attic or
ceiling space(s) on this building.
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To Clarify...
•

I inspected the building from the ground. I did not use ladders or special equipment to
access the high portions of the building.

•

Unless mentioned, screening, shutters, awnings, or similar seasonal accessories, fences,
recreational facilities, outbuildings, seawalls, break-walls, retaining walls or the like aren’t
included in this report.

•

This inspection does not include geological, geotechnical, or hydrological conditions. Nor
does it include erosion control or earth stabilization measures.

•

Property lines, boundaries, and/or setbacks are not determined.

•

Unless mentioned, the adequacy, type or stability of trees and foliage is not determined
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G ENERAL I NTERIORS
Description
Walls and ceilings: Conventional drywall
finish.
Floors: Pre-finished engineered
hardwood. Traditional hardwood in one
room. LVP (luxury vinyl plank) downstairs.

Fuel-burning appliances: Site
constructed masonry structure: factory
assembled enclosed gas fireplace
installed upstairs. Masonry fireplace
downstairs.

Exterior doors: Insulated steel.

Smoke alarms: Visible.

Interior doors: Solid composite. Wood.

Carbon monoxide alarms: Visible.

Windows: Aluminum - dual pane glass.
Vinyl - dual pane glass.

Inspection Work
Walls and Ceilings:
I inspected the interior looking for indicators of concealed structural deficiencies or
generally poor workmanship, water infiltration, and major damage.
Doors
I opened and closed a representative sampling of the interior doors.
Windows
I opened and closed a representative sampling of the windows that I could safely access
without damaging something or moving a bunch of things.
I looked for evidence of leaking, water damage, and mechanical defect.
Floors
I examined the flooring for signs of damage, improper installation, or general defect.
Stairs
I evaluated the stairs for compliance with modern safety standards.
Gas Fireplace(s)
I wasn’t able to light the fireplace. The pilot light was on during the inspection.
Masonry fireplace
I examined the firebox, damper, hearth extension and looked up in the flue as far as I
could see.
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Smoke Alarms
Smoke alarms should be installed inside of each bedroom and in an area immediately
outside of the bedrooms.
I checked for installation of smoke alarms in the proper locations.
Carbon monoxide alarms
In every residence, there should be at least one carbon monoxide alarm installed outside
of the bedrooms and at each level of the building.
I checked for installation of carbon monoxide alarms in the proper locations.
Basement
The basement is mostly finished. I wasn’t able to see the majority of the foundation
walls or concrete slab to assess the basement for signs of water intrusion or settling.
I randomly tested the bottoms of the below-grade walls with a non-invasive moisture
meter. I didn’t find anything.
This shouldn’t be interpreted as a definitive and final statement there are no moisture
problems inside the basement; just that I couldn’t find any signs of anything today.

To Clarify...
•

I didn’t move furniture, storage, appliances and/or wall hangings. A defect could be
hidden.

•

Window treatments, central vacuum systems, household appliances, recreational facilities,
paint, wallpaper, and other finish treatments are not inspected.

•

Indoor air quality is not analyzed.

•

I can’t see inside the walls, therefore I can’t assess the insulation or even if there is some.

•

If there are acoustic sprayed ceilings, (popcorn), I’m not able to test for asbestos. If you’re
worried, have a sample sent to a lab.

•

The interiors of flues or chimneys are not inspected.

•

Automatic fuel feed devices, combustion make-up air devices, and heat distribution assists
(gravity or fan-assisted) are not inspected.

•

Unless specified, my inspection does not involve igniting or extinguishing fires or the
determination of draft or draw.

•

I do not move fireplace inserts, stoves, or firebox contents.

•

I choose not to test smoke alarms or carbon monoxide alarms nor do I take them apart to
see if they’re hard-wired. Some units may be tied into a security or fire alarm system.

•

Thermal seal failure in double pane glass is not always detectable during a one-time
inspection. Climatic conditions can really affect any visible indicators, (typically fogging or
condensation in between the panes). There may be failed seals that weren’t visible during
my inspection.
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K ITCHEN
Description
Cabinets: Plywood carcasses. Painted
wood door and drawer fronts.

cooktop. Built-in microwave. Instant hot
water tap.

Counters: Solid surface.

Ventilation/exhaust: Overhead exhaust
hood.

Appliances I tested: Refrigerator.
Dishwasher. Garbage disposer. Gas

Inspection Work
Kitchen Cabinets
I randomly opened doors and drawers looking for defective hinges, mis-alignment, and
general defect.
Sinks and Counters
I ran the sink and checked hot and cold water flow. I inspected the plumbing
underneath looking for leaks and improper drain configurations.
At the counters, I looked for water damage or other physical damage.
Flooring
I looked for signs of excessive wear or water damage.
Appliances
I fired all the burners on the gas cook top.
I ran the microwave.
I ran the exhaust fan over the cooking surface.
The instant hot water tap is working and making hot water.
The garbage disposer runs.
I ran the dishwasher listening for bad noises and looking for leaks.
The refrigerator is cold and the freezer is colder. There was ice in the icemaker.
I did not run the wall oven or built-in steamer oven because I couldn’t figure how.

To Clarify...
•

Thermostats, timers and other specialized features and controls are not tested.

•

Efficiency and overall performance of appliances is outside the scope of this inspection
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B ATHROOM
Description
Master bathroom: Tile floor. Mechanical
ventilation. Built-in shower floor pan
integrated with bathroom.

Downstairs bath: LVP (luxury vinyl
plank) floor. Fiberglass/acrylic bathtub.
Plastic/acrylic panel shower walls.
Mechanical ventilation.

Powder room: Hardwood floor.
Mechanical ventilation.

Inspection Work
Flooring
I inspected the bathroom floors looking for defects and signs of water damage. Using a
non-invasive moisture meter where possible, I tested the floors looking for sub-surface
moisture.
Sinks and Vanities
I ran the sinks checking hot and cold water flow and functional drainage. I also
examined the plumbing underneath the sinks looking for leaks, water damage, improper
drains, and general integrity.
Tubs and Showers
I operated each tub and shower checking for hot and cold water flow and functional
drainage. I also inspected the surround(s) looking for signs of damage, deterioration,
and general integrity.
Toilets
I flushed and examined the toilets looking for cracks, loose parts, and leaks. I also made
sure the toilets were secured to the floor. Note: I have no way of testing if the toilets
evacuate waste effectively. In other words, does it take one flush or two?
Ventilation:
I ran the exhaust fans.

To Clarify...
•

How well toilets flush is not included in this report.
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E LECTRICAL
Description
Service type: Overhead.

Permits? Not visible.

Meter location: Front wall, exterior of
house.

Grounding/bonding: Not entirely
visible.

Main panel location: Front wall, exterior
of house. 100 amp subpanel in front wall
of basement.

Branch wiring: Solid copper NM cable,
commonly referred to as Romex™
although Romex is a brand and not a type
of cable.

Main service conductors: Size #4/0
aluminum.
Panel capacity: 200 amps. 20 full size
breaker slots.

Wall receptacles: Grounded, 3-slot.
Ungrounded, 3-slot.

Circuit identification: On panel door.

Inspection Work
Service to the House
I examined the visible portions of the service drop from the street.
Main Panel and What’s Inside
I removed the dead front cover on the main panel and scrutinized the internal wiring
and overload protection (breakers) looking for proper sizing of wires with their breakers,
sound connections, good bonding and grounding, and signs of arcing or other
problems.
I opened the sub-panel looking for the same issues as just described.
Is the Panel Adequate?
Without performing a specific whole-house load calculation but applying some general
rules-of-thumb based on standard wiring practices in our area, the service equipment
and power supply is probably adequate for a home this size assuming normal electrical
loads (no clay kilns or manufacturing equipment!)
Unable to Evaluate Multi-Wire Circuits
In the subpanel in the basement, there are numerous multi-wire circuits. These are
circuits that share a single white neutral wire between two hot conductors, usually red
and black. The red and black wires are all mixed together.
It’s important that the hot conductors are connected to the breakers correctly to avoid
overloading the white neutral. Because the wiring is so intertwined, I’m not able to trace
each hot wire to determine if they’re connected correctly. If you’re worried, you should
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have an electrician diagnose each multi-wire circuit to determine if they’re wired
correctly.
System Grounding
As is typical, the system grounding connections outside the main panel are not visible.
While probably present, an electrician should verify the grounding system and
connections.
Receptacles and Switches
I tested a random number of receptacles with a testing device.
While inspecting the interior, I randomly flipped wall switches hoping to see a light or
fan working. It’s outside the scope of my inspection work to diagnose what switch
powers which fixture.
Visible Branch Wiring
I looked at all the visible wiring inside and out looking for wiring violations.
Of course I can’t see any wiring inside the walls, floors, or ceilings, or buried in
insulation.
GFCI Protection
Ground Fault Circuit Interrupters (GFCI) are electrical devices used to protect people
from ground faults which means electricity might use your body (rather than the wire) to
return to the earth. If this happens you get shocked and possibly electrocuted! GFCI’s
will detect this ground fault and de-energize the circuit. Most GFCI protection is
provided by special receptacles with two buttons—one for testing and one for resetting. Sometimes GFCI protection is provided by a breaker.
Today, GFCI protection is required outside, in garages, laundry rooms, bathrooms,
kitchen counters, unfinished basements, and crawl spaces.
I tripped and re-set all available GFCI devices but there are receptacles that are not
protected and should be.
AFCI Protection
While GFCI’s protect people from shocks, AFCI’s (Arc Fault Circuit Interrupters) protect
against electrical fire. AFCI’s are designed to recognize the differences in “normal”
electrical arcs found in most electric devices and unintended dangerous arcs that can
occur; like inside a wall when you puncture a live wire while trying to hang a picture.
I tripped and reset all the AFCI’s in the panel.

To Clarify...
•

Electrical components concealed behind finished surfaces are not inspected.

•

Only a representative sampling of outlets and light fixtures were tested.

•

Furniture and/or storage restricted access to some electrical components that may not be
inspected.
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•

The inspection does not include remote control devices, alarm systems and components,
low voltage wiring, systems, and components, ancillary wiring, systems, and other
components which are not part of the primary electrical power distribution system.

•

Load, code, or service calculations are not performed.

•

Ground rod(s) lengths and adequacy below grade are not visible and not included in this
report
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H EATING
Description
Primary heating fuel: Natural gas.

Heating capacity: 80,000 BTU Input.

Gas shut-off: Meter located at the front
of the house.

Air distribution: Sheet metal ductwork.

Heat equipment: Central forced air
furnace.

System controls: Electrical disconnect at
furnace to kill system for cleaning or
servicing. Digital thermostat to control air
temperature.

Manufacturer: Carrier.
Date made: 2018.

Filter: Electronic air cleaner cartridges.

Inspection Work
Furnace Age
Furnaces of this era tend to last 15-20 years. This furnace is operating within its
expected life.
Furnace Operation
I adjusted the thermostat and called for heat. The furnace fired and the main blower
kicked on. I examined the interior of the furnace, the blower motor, venting system, and
the filter looking for signs of flame rollout, charred wires, or any other adverse
condition.
Blowers and Motors
With the furnace running, I looked and listened for bad noises.
Air Filter(s)
The operational light was not on while the furnace was running. The cartridges and prefilters are dirty.
Venting
I looked at the metal exhaust vent for proper slope, clearances and signs of
deterioration or corrosion.

To Clarify...
•

The adequacy of air distribution or balance is not determined.

•

The interior of flues or chimneys is not inspected.

•

The furnace heat exchanger, humidifier, or dehumidifiers are not inspected.

•

Thermostats are not checked for calibration or timed functions.

•

Verification of the location or condition of underground fuel storage tanks is not part of
this inspection.
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ATTIC
Description
How inspected: Entered and traversed.

Approximate thermal value: [Arval]

Roof/attic framing: Conventional stick
framing. Wood board roof sheathing.

Attic/roof ventilation: Gable end vents.
Minimal eave venting.

Insulation type: None.

Inspection Work
Attic Structure
I inspected the general framing and roof sheathing looking for signs of damage, miscuts, and over-spanned or under-sized rafters and joists. I also looked for split or
warped framing and/or signs of general failure or poor framing practices.
General attic components
I scanned the attic for anything else requiring attention or repair; bad electrical wiring,
exhaust ductwork, HVAC ductwork, rodent infestation, etc.
Insulation package
None!
Ventilation
I checked if there is some form of open, un-impeded ventilation in to the attic space. I’m
unable to perform a specific area calculation of the attic space and the open vents to
ensure compliance with current mandates; however, the installed ventilation appears to
be doing the job of keeping air moving through the attic.

To Clarify...
•

Per inch, insulation values are fairly equivalent from one manufacturer to the next. My Rvalue guesses are approximations only.

•

I didn’t calculate the amount of open vents in the attic.

•

If I damage the scuttle door while getting in and out of the attic, I’ll tell you. Otherwise, if
its busted or marked up, then it was like that when I found it, (or someone did it after I left).
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P LUMBING
Description
Main water line: Three-quarter inch (3/4”).
Copper.

Water heater type: Gas - upright tank
storage type.

Water shutoff: Inside access panel at front
wall of basement next to water heater.

Water heater age: Made in 2018.

Water pressure: 75-80 PSI.
Pressure regulating valve: None.
Water pipes: Original copper. Some PEX
plastic upgrades.

Water heater installation: Earthquake straps
installed. Expansion tank installed.
Temperature and pressure relief pipe
extended and terminates outside. Catch pan
underneath. Foam isolation pad underneath.
Hot water temperature: 120-125 deg. F.

Drain and vent pipes: ABS plastic. Cast iron.

Inspection Work
Water Pressure
The minimum water pressure required for homes is 40 PSI. The maximum allowed is 80
PSI. Based on the pressure test mentioned above, the water pressure is within these
limits.
Functional Flow
I operated all the fixtures checking for hot/cold orientation, adequate flow, and saw that
everything drained.
Water and Waste Pipes
Most all the water supply and drain pipes are buried inside the walls or under the
concrete slab. There is very little to see except for the small portions under the sinks or
possibly in the attic. Unless mentioned otherwise in this section, I can’t make any
definitive assessments of the pipes other than what I can see.
Water Heater
As outlined above, I measured the water temperature.
Additionally, I inspected the installation of the water heater for compliance with modern
installation requirements and safety measures.
Laundry Facility
I ran the dryer. It warmed and didn’t make any bad noises or burning smells.
The exhaust fan is operational.
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To Clarify...
•

The water main and meter from the street are not included in this report.

•

Portions of the plumbing system concealed by finishes and/or storage (below sinks, etc.),
below the structure, or beneath the ground surface are not inspected.

•

Water quantity and water quality is not tested.

•

Shut-off and safety valves are not operated.
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V IDEO P IPELINE I NSPECTION
Description
Access point: Removed basement toilet.
Distance inspected: 130-135 feet.
Main reached? I believe the main line
was reached at 40’ from point of entry.

Heavy root structure obscured visibility so
I’m not 100% sure.
Pipeline material: Cast iron transitions
to terra cotta tile outside house.

Inspection Work
General
I examined the pipeline for cracks, fractures, breaks, offsets, roots, sags, (sometimes
called “bellies”), and grease buildup.

To Clarify...
•

Other underground pipes are not covered as part of this inspection work. Only the
pipe the camera was sent through is covered in this inspection.

•

Locating of any defect is approximate only and should not be relied upon for digging
and repair.

End of section

Washington State Licensed Home Inspector No. 262

This confidential report prepared exclusively for You, You, You, and You!
©2020 The Complete Inspection Co. LLC

1234 LAZY LANE SEATTLE, WA 98004

Page 32 of 32

I NSPECTION AGREEMENT
This is a copy of the executed Inspection Agreement (our contract).
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