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Introduction

We have inspected the major structural components and mechanical systems for signs of 
significant non- performance, excessive or unusual wear and general state of repair. Our 
inspection is conducted in accordance with the Standards of Practice of the California Real 
Estate Inspection Agreement. The following report is an overview of the conditions observed.

In the report, there may be specific references to areas and items that were inaccessible. We can 
make no representations regarding conditions that may be present but were concealed or 
inaccessible for review. With access and an opportunity for inspection, reportable conditions may 
be discovered. Inspection of the inaccessible areas will be performed upon arrangement and at 
additional cost after access is provided.

We do not review plans, permits, recall lists, and/or government or local municipality documents. 
Information regarding recalled appliances, fixtures and any other items in this property can be 
found on the Consumer Product Safety website. These items may be present but are not 
reviewed.

Our recommendations are not intended as criticisms of the building, but as professional opinions 
regarding conditions present. As a courtesy, the inspector may list items that they feel have 
priority in the Summary portion of the report. Although the items listed in this section may be of 
higher priority in the opinion of the inspector, it is ultimately the client's responsibility to review the 
entire report. If the client has questions regarding any of the items listed, please contact the 
inspector for further consultation.

Lower priority conditions contained in the body of the report that are neglected may become 
higher priority conditions. Do not equate low cost with low priority. Cost should not be the primary 
motivation for performing repairs. All repair and upgrade recommendations are important and 
need attention.

This report is a "snapshot" of the property on the date of the inspection. The structure and all 
related components will continue to deteriorate/wear out with time and may not be in the same 
condition at the close of escrow.

Anywhere in the report that the inspector recommends further review, it is strongly recommended 
that this be done PRIOR TO THE CLOSE OF ESCROW. This report is not intended for use by 
anyone other than the client named herein. No other persons should rely upon the information in 
this report. Client agrees to indemnify, defend and hold inspector harmless from any third party 
claims arising out of client's unauthorized distribution of the inspection report.

By accepting this inspection report, you acknowledge that you have reviewed and are in 
agreement with all of the terms contained in the standard California Real Estate Inspection 



Agreement contract provided by the inspector who prepared this report.

		



General Comments

You have hired Makai Building Inspection to perform a limited, visual inspection of this property. 
The inspection was performed in accordance with industry standards. The limited inspection 
does not involve any specific tools or instruments and is completed usually within a few hours, 
beginning to end. The purpose of the inspection is to identify defects in the systems, structures, 
and components as they exist at the time of the inspection. If our opinion is that a specialist is 
needed, we will note that within the report.

We are not authorized to comment on wood destroying organisms and pests, including termites, 
dry rot, wet rot, fungus or mold. Additionally, we are not qualified to comment on or test for 
environmental contaminants such as asbestos or lead-containing materials, fungi or molds, etc. 
Similarly, we do not test the quality of the air within a residence. If these items are important to 
you, you should schedule any such inspections with the appropriate specialists before the close 
of escrow.

     

Occasionally we will comment on cosmetic conditions and report on the condition or estimated 
age of a system to make a more comprehensive report. We take into consideration when a 
house was built and therefore allow for typical deterioration that occurs through time. We do not 
comment on insignificant and predictable defects and do not annotate them. 

     

It is essential that you read our entire report. Any recommendations that we make for required 
service or further evaluation should be completed and documented before the close of escrow. 
OUR SERVICE DOES NOT INCLUDE ANY KIND OF WARRANTY OR GUARANTEE.

The Transfer Disclosure Statement is a legal document that the sellers are required to provide to 
any potential buyer at the time of the sale. You should read it very carefully and ask questions of 
the sellers if necessary. This is important because the sellers generally have the most intimate 
knowledge of a property.

Environmental issues include but are not limited to radon, fungi/mold, asbestos, lead paint, lead 
contamination, toxic waste, formaldehyde, electromagnetic radiation, buried fuel oil tanks, ground 
water contamination  and soil contamination.  We are not trained or licensed to recognize or 
discuss any of these materials.  We may make reference to one of more of these materials in this 
report when we recognize one of the common forms of these substances.  If further study or 
analysis seems prudent, the advice and services of the appropriate specialists are advised.

Specific requirements for smoke detectors and carbon monoxide alarms vary from city to city. 
Although we may comment on such items within our report, we do not necessarily know these 
requirements. We do not test or otherwise operate smoke detectors or carbon monoxide 
detectors as part of our service. 



Introductory Notes

PROPERTY ORIENTATION
1: For purposes of identification and reporting, the front of this building faces east.

PROPERTY INFORMATION
2: COVID19- Due the the present status and hazards associated with COVID19, our testing of 
some appliances, windows, faucets, etc. may be limited. Using every possible precaution, we 
attempt to get a random sampling of all items inside the home, however for safety reasons, we 
limit our exposure when possible.

3: - Over the course of this inspection the temperature was estimated to be between 70 and 80 
degrees.

4: - A termite inspector was inspecting the property at the time of our inspection. Although we 
may comment on degraded wood within the report, we are not qualified to determine what 
repairs if any are needed. Please see the termite report.

5: - The property has been improved.  We recommend you consult the building authority, to 
verify that the required permits were obtained for this work, and the permits were completed. Our 
inspection does not guarantee the integrity of any work that was done without a permit and 
unseen defects could exist.
6: - The interior of the home appears to have been recently painted.

7: - It was not raining at the time of the inspection, we were therefore unable to inspect the 
property for active water intrusion or leakage. Considering the typical climate in the area, active 
leakage is difficult to confirm. The seller should be consulted regarding any past issues and/or a 
mold inspection should be performed as we can in no way guarantee the home is leak free.
8: - The residence was furnished at the time of the inspection but was not occupied. We only 
inspected the components that were exposed and readily accessible. We did not move furniture, 
lift carpets, nor remove or rearrange items within the home.

9: - We do not test every window in the residence, particularly if the home is furnished. We do 
however attempt to test at least one window in every bedroom to confirm an emergency exit.
10: - It would be prudent to question the owner to determine if there have been any 
earthquake-related reports or claims related to the property.



Grading & Drainage

Moisture intrusion involves a host of interrelated factors and can be unpredictable, intermittent, or 
constant. It can be determined by musty odors, peeling paint, efflorescence, rust on metal 
components, and degraded wood. If the interior floors are at the same elevation or lower than the 
exterior grade we cannot rule out the potential for moisture intrusion in such areas. If these 
neutral or high grade conditions do exist, or if you or any member of your family are sensitive to 
allergens, you should schedule a specialist inspection. 

TOPOGRAPHY
11: The general topography around the home may allow for water to pond up against the homes 
foundation. Keeping water away from the foundation is important as accumulating water can 
cause settlement and other issues. Improving the drainage around the home is recommended. 
Please consult a licensed drainage specialist for further examination of the property.

AREA DRAINS
12: The surface water drainage system is below grade and cannot be viewed. Designs and 
materials for these systems vary widely, making it impossible to evaluate the integrity of the 
system with any certainty. Although the visible aspects of the system were evaluated, the system 
and it's functionality is not otherwise within the scope of our inspection.

13: There are missing or broken area drain covers at the property area drains. This will allow 
leaves and other debris to enter the drain lines and possibly create blockages. It would be wise 
to have the lines flushed to their termination point and the broken covers replaced.



Site Comments

Site Comments

YARD IRRIGATION SYSTEM
14: A shut off valve at the rear planter is leaking and will need repair of replacement.

Exterior Features

GATES
15: The property does not meet pool and spa minimum requirements. Typically, a property is 
required to have a fifty-four inch enclosure, measured on the side facing away from the pool or 
spa, and self-closing gates that open away from them.
16: The passage gates at the property are otherwise in acceptable condition.



YARD WALLS
17: There are typical cracks or grout joint separations in the north side CMU yard walls. This is 
not uncommon and the walls are reasonably firm and not in any danger of falling at this time.

18: The rear CMU yard wall, behind the pool equipment, can be easily moved, and should be 
evaluated by a masonry contractor.

PATIOS
19: The patios are in acceptable condition.

WALKWAYS
20: The walkways were examined and are in typical condition for walkways of their age.

PLANTERS
21: The planters were examined and no service is needed. The planters should be monitored 
during rains to assure water is not accumulating near the home.

STEPS & HANDRAILS
22: The steps are in acceptable condition.



Exterior Comments

It is important to maintain a building, including painting or sealing the building walls, which 
provides the only barrier against deterioration. Unsealed cracks around windows, doors, and 
thresholds can permit moisture intrusion, which is the principle cause of the deterioration of any 
surface. Unfortunately, the evidence of such intrusion may only be obvious when it is raining. We 
have discovered leaking windows and doors while it was raining that may not have been 
apparent otherwise, and too often damage progresses to a point at which a window or door must 
be replaced. Such occurrences are not uncommon, and demonstrate why the cost of renovating 
a neglected property will always exceed that of having maintained the property.

Wall Covering

GENERAL OBSERVATIONS
23: The exterior walls of the residence are clad with stucco.

STUCCO OBSERVATIONS
24: The exterior wall stucco appears to be in acceptable condition. Because of it's age, the 
stucco at the original walls does not include weep screed flashing. Weep screed flashing is 
typically installed at newer homes and allows water to drain from the walls. This configuration is 
no longer approved but was accepted practice when installed. Because hidden fissures may 
facilitate infestation, a periodic pest inspection would be prudent. Additionally, the lower walls 
should be monitored for evidence of moisture intrusion.
25: Weep-screed flashing is installed at the added areas of the home.

Exterior Components

EAVES
26: The eaves appear to be in acceptable condition.

FASCIA
27: The fascia boards appear to be in acceptable condition.

TRIM
28: The exterior trim appears to be in acceptable condition.

WINDOWS
29: The windows are generally in poor condition with missing handles, water damage, and 
broken seals. They will likely require significant repair or possibly replacement in the near term.



30: The windows need painting or resealing.

DOORS
31: The exterior doors appear to be in acceptable condition with exception to as noted below.

32: Some exterior doors and sills are degraded and in need of service. Please see termite report.

PORCHES
33: The porches are in acceptable condition.

BALCONIES
34: Balconies can sometimes leak, particularly if not kept clean and properly maintained. As 
leakage can be difficult and sometimes impossible to detect, the seller should always be 
questioned regarding any past leakage at the balcony, especially if the balcony also serves as a 
roof over interior living space. The balcony was examined and appears in acceptable condition.

LIGHTS
35: The lights outside the doors of the residence are functional.

OUTLETS
36: The outlets are functional and ground fault protected.
37: At the north side, an outlet requires a new weather-protective cover plate.



Structural Elements

MAIN FLOOR STRUCTURE
38: The floor structure consists of a poured concrete slab, posts, piers, girders and floor joists 
sheathed with plywood, diagonal boards or other materials.

SECOND FLOOR STRUCTURE
39: The second floor structure is conventional wood framing.

ROOF STRUCTURE
40: The roof structure is conventionally framed with lumber of various sizes.

WALL STRUCTURE
41: The walls appear to be framed with common wooden studs.



Foundation System

The structural elements of a building include foundation, footings, all lower support framing and 
components, wall framing and roof framing. These items are examined, where visible, for proper 
function, excessive or unusual wear and general state of repair. Many structural components are 
inaccessible because they are buried below grade or behind finishes. Therefore, much of the 
structural inspection is performed by identifying resultant symptoms of movement, damage and 
deterioration. Where there are no visible symptoms, conditions requiring further review or repair 
may go undetected and identification will not be possible. We make no representations as to the 
internal conditions or stabilities of soils, concrete footings and foundations, except as exhibited 
by their performance.

General Information

GENERAL COMMENTS
42: The foundation was evaluated by an independent engineer or foundation expert. Please see 
the engineer's report for remarks and recommendations.
43: This residence has both a raised foundation and a slab on grade foundation.

Raised Foundation

GENERAL COMMENTS
44: Raised foundations permit access below the structure and provide a convenient area for the 
distribution of water pipes, drain pipes, vent pipes, electrical conduits and ducts. Although raised 
foundations are not uniform, most include concrete footings and walls that extend above the 
ground with anchor bolts that help secure the house to the foundation.  The size and spacing of 
these bolts will vary depending on when the residence was built. In the absence of major defects, 
most structural engineers agree that the one critical issue with raised foundations is that they 
should be bolted.
Our inspection of these foundations conforms to industry standards, which is that of a generalist 
and not a specialist.  We do not use any specialized instruments to establish that the structure is 
level. We enter all accessible areas to confirm that the foundation is bolted and to look for any 
evidence of structural deformation or damage or other untoward conditions.  We may not 
comment on minor deficiencies such as commonplace settlement cracks in the stem walls and 
slight deviations from plumb and level in the intermediate floor framing as these have little 
structural significance. There is no absolute standard for evaluating cracks, but those that are 
less than 1/8" and do not exhibit vertical or horizontal displacement are generally not regarded as 
structurally relevant. All other cracks should be evaluated by a specialist. In the absence of any 
major visible defects, we may not recommend that you consult with a foundation contractor, a 
structural engineer, or a geologist.  However, this should not deter you from seeking the opinion 
of any such expert.

METHOD OF EVALUATION
45: We evaluated the raised foundation by accessing and evaluating the components within the 
crawlspace. We were unable to access all areas of the subfloor due to reduced clearances and 
obstructions.



CONCRETE FOUNDATION WALLS
46: There are cracks in the foundation walls that should be evaluated by a foundation expert as 
repairs may be needed to prevent further movement.

BOLTING OBSERVATIONS
47: Anchor bolts are fasteners that connect the wood framing to the foundation. They limit the 
framing's ability to move independently on the foundation in the event of seismic activity.

48: The floor framing is bolted to the foundation system for seismic resistance.
49: The foundation bolts have been added as part of a seismic retrofit. You should request 
documentation from the sellers that will confirm this work was completed with permit.

PERIMETER CRIPPLE WALLS
50: The foundation system includes perimeter cripple walls.
51: The cripple walls are sheathed to help prevent movement during an earthquake.

FLOOR FRAMING
52: There are some areas of the floor framing where sloping was observed. This typically is the 
result of normal settlement and may not be of structural concern. Home inspectors however are 
not engineers and further evaluation may be desired.

PIERS & POSTS
53: The interior foundation posts are not mechanically tied to the piers below the posts and the 
floor framing above the posts. This type of construction is typical for the era the home was 
constructed and therefore is permissible.  Upgrades however are fairly simple and are 
recommended.

54: Some of the interior foundation posts are eccentrically loaded.  These should be brought to 
plumb and mechanically fastened to the piers below the posts and the floor framing above the 
posts.

SUBFLOOR
55: There is abandoned construction debris beneath the residence. All debris should be 
removed.

VENTILATION
56: The ventilation for the crawlspace appears to be adequate.

BASEMENT
57: There is no handrail on the basement stairs. This is an essential safety feature that should be 
added.
58: The basement stairs need repair as a couple treads are cracked and broken.

59: We were unable to view all areas of the slab, walls, and other components within the 
basement due to storage.



Slab Foundation

GENERAL COMMENTS
60: Slab foundations vary considerably from older ones that are not steel reinforced and have no 
moisture barrier below them, to newer ones that have both. We check the visible portion of the 
stem walls for any evidence of significant cracks or, but we do not move furniture or lift carpet to 
look for cracks or other abnormalities. Cracks typically result from common shrinkage, but can 
also be caused by seismic activity, soil conditions and poor drainage.

METHOD OF EVALUATION
61: We evaluated the slab foundation on the exterior, by examining the foundation walls that 
project above grade and by walking the interior, looking for abnormalities at the exposed flooring.

BOLTING OBSERVATIONS
62: Taking into consideration the date of construction, the wall framing is assumed to be bolted 
or attached to the slab for added stability in a seismic event.  We were, however, unable to 
directly view the connectors as the walls are covered by finish media.

FOUNDATION OBSERVATIONS
63: Due to the installation of finished surfaces, the slab is mostly inaccessible and could not be 
thoroughly inspected. However, we observed no signs of significant settlement or related interior 
cracking to suggest a major problem. We noted minor cracks, within normal tolerances, at the 
exposed perimeter concrete. This type of cracking is often a result of shrinkage and/or minor 
settlement and usually does not affect the strength of the foundation.



Roof & Roof Structure

General Information

REMARKS
64: A roof system consists of the surface materials, connections, penetrations and drainage 
(gutters and downspouts). Our inspection of roofing systems conforms to industry standards, 
which is that of a generalist and not a specialist. We visually inspect these components for 
damage and deterioration. We do not perform any destructive or any sort of water testing. If we 
find conditions suggesting damage, improper application, or limited remaining service life, these 
will be noted. We may also offer opinions concerning repair and replacement. Opinions stated 
herein concerning the roof are based on a limited visual inspection. These do not constitute a 
warranty that the roof is, or will remain, free of leaks. The property owner should always be 
consulted regarding the roofs history and if a warranty against leaks is available. We always 
recommend additional inspection by a licensed roofer.

65: The residence has a pitched roof.

66: The roofing was scheduled to be evaluated separately by an independent roofer. Please 
refer to the roofer's report for specific remarks and recommendations. Any observations or 
recommendations that appear in the roofer's report should be at least as stringent as, and take 
precedence over, any that we may make.

Roof Drainage System

GUTTER SYSTEM
67: The roof gutters are in acceptable condition. However, without water in them it is impossible 
to judge if they are correctly pitched to direct water into the downspouts and some water may 
pond. The gutters appear function as intended.

Spanish Tile

GENERAL REMARKS
68: Spanish type tiles are used as a roof covering. Spanish tile roofs are made of clay tiles over 
one or more waterproof membranes secured with mortar and other fasteners. The waterproofing 
of the roof is dependant on the condition of the membrane beneath the tiles. The membrane 
cannot be seen without removing the tiles. When maintained properly, Spanish tile roofs have a 
life expectancy of around fifty years. It is important to have these roofs cleaned and inspected 
annually. Because our inspection service does not include any guarantee against leaks, we 
recommend consulting the sellers regarding the roofs history.

METHOD OF EVALUATION
69: We were unable to safely access the second-story roof as its height exceeds a standard 
2-story ladder. Because of this, we evaluated the roof covering and its components from various 
available vantage points around the home. This inspection, however, was limited. If this is 
important to you, you should have a licensed roofer inspect the roof.



ROOF COVERING
70: You should consult the termite report to see if the house needs to be tented. The roof tiles 
can be easily broken when a house is tented. It would be worthwhile to have a roofing contractor 
assess the condition of the roof before and after it has been tented.
71: Due to the nature of Spanish tile we cannot determine the age of the roof. Considering the 
age of the home, it is logical to assume that the roof has been, at least in part, replaced at some 
point. We cannot confirm if or when this was done. You should ask the sellers about their 
knowledge of the roof.

FLASHINGS
72: The roof flashings are in acceptable condition.

SKYLIGHTS
73: The roof includes skylights. Skylights can be problematic and are a common point of leaks. 
The seller or occupants of the residence should have the best knowledge if the skylights have 
ever been problematic.  We recommend that you ask them about any leak history. It is important 
to keep the area around the skylights clean as part of normal maintenance so water does not 
backup and is free to drain. You should always monitor the skylights for leaks during periods of 
heavy or prolonged rain.
74: Mastic has been applied around the skylight. Its presence is either indicative of an amateur 
installation and/or a confirmation of leaks. You may wish to question the sellers about this; 
however, it would be prudent to have a roofer evaluate the skylight before the close of escrow.



Attic Areas

Attic Access

ACCESS METHOD
75: The attic was viewed from the access opening and surrounding areas only, due to the 
presence of insulation.

Roof Framing

FRAMING OBSERVATIONS
76: The visible portions of the framing are standard rafters.
77: The roof framing, where visible, is in acceptable condition.

Insulation

TYPE OF INSULATION
78: Where visible, the attic insulation is a fiberglass batt.

COVERAGE
79: The insulation coverage within the attic appears acceptable.

Attic Venting

VENT LOCATIONS
80: Ventilation within the attic is through roof vents.

OBSERVATIONS
81: Ventilation for the attic areas appears adequate and acceptable.



Plumbing System

A plumbing system consists of the domestic water supply lines, drain, waste and vent lines and 
gas lines. Inspection of the plumbing system is limited to visible faucets, fixtures, valves, drains, 
traps, exposed pipes and fittings. These items are examined for proper function, excessive or 
unusual wear, leakage, and general state of repair. The hidden nature of piping prevents 
inspection of every pipe and joint. A sewer lateral test, necessary to determine the condition of 
the underground sewer lines, is beyond the scope of this inspection If desired, a qualified 
individual could be retained for such a test. Our review of the plumbing system does not include 
landscape watering, fire suppression systems, private water supply/waste disposal systems, or 
recalled plumbing supplies. Review of these systems requires a qualified and licensed specialist.

In keeping with industry standards, we do not operate water shut-off valves. Because these 
valves are not in daily use they will inevitably become stiff or frozen. It is not uncommon for a 
valve that is not leaking, to start drip leaking after it has been operated.

We evaluate drainpipes by flushing water through every drain that has an operable plumbing 
fixture. Our evaluation of the drainage system is not a conclusive test as only a video-scan of the 
main line will confirm its actual condition. We recommend that you ask the sellers if they have 
ever experienced any drainage problems. Alternately, you may wish to have the main waste line 
video-scanned before the close of escrow.

Potable Water Pipes

WATER MAIN
82: The main water shut-off valve is located at the front of the home.

83: The main shut off valve consists of a gate valve rather than the ball valve. Gate valves will 
deteriorate, rust, and freeze up over time.  We recommend replacement as an upgrade in the 
near term.



TYPE OF MATERIAL
84: The visible portion of the main water supply pipe is copper. As most of the water supply pipe 
is located underground, we can not guarantee it is completely copper material.
85: The residence was originally plumbed with galvanized water pipes. These pipes appear to 
have been completely replaced with copper water pipes. We were, however, unable to view 
those pipes within the walls and floors therefore the exact extent of the improvement was not 
determined.

PRESSURE REGULATOR
86: A water pressure regulator is in place on the plumbing system at the water main. Because 
the regulator is a closed unit, we can not confirm that it is functioning as intended.

PRESSURE RELIEF VALVE
87: A pressure relief valve is a safety feature that should be installed on every plumbing system.
88: There is a pressure relief valve on the plumbing system at the water main.

COPPER WATER PIPES
89: Although most of the copper water pipes are concealed within the structure of the home, the 
visible pipes appeared to be in satisfactory condition.

Drainage System

TYPE OF MATERIAL
90: The residence is served by a combination of ABS, and cast iron drain and vent pipes.

MAIN SEWER LINE
91: The main sewer line system was evaluated separately during our inspection, by an 
independent specialist. Please refer to the specialist's report for specific remarks and 
recommendations.

DRAINPIPES
92: The drainpipes were tested by running water through them. The drainpipes are functional at 
this time.

VENT PIPES
93: The vent pipes, although mostly hidden within the walls, appear to be functioning as 
intended.

Gas System

GAS TYPE
94: The residence is fueled by natural gas.



MAIN SHUT-OFF LOCATION
95: The gas main shut-off is located in the north sideyard.

GAS SEISMIC SHUT-OFF VALVE
96: The gas main is equipped with a seismic shut-off valve.

GAS PIPES
97: The visible portions of the gas pipes appear to be in acceptable condition. We examine the 
lines only visually and use no tools to test the pressure of the gas system or test for leaks. If any 
odor of gas is detected, it will be noted, and further examination will be recommended. We 
observed no evidence of a gas leak at the property, however if this is important to you, you may 
wish to consult the gas supplier for a more thorough examination of the system.

Hose Bibs

GENERAL OBSERVATIONS
98: The hose bibs are not provided with backflow preventers but due to the age of the home, 
their presence likely is not required. Backflow devices are relatively inexpensive and should be 
added.



Water Heating System

Our review of water heaters includes the tank, water and gas connections, electrical connections, 
venting and safety valves. These items are examined for proper function, excessive or unusual 
wear, leakage and general state of repair. We do not fully review tankless/on-demand systems 
and suggest you consult a specialist. The hidden nature of piping and venting prevents 
inspection of every pipe, joint, vent and connection.

WATER HEATER TYPE
99: The water heater is a standard type that is fueled by natural gas.

WATER HEATER LOCATION
100: The water heater is located in the basement.

CAPACITY
101: The water heater is a 100 gallon unit.

AGE
102: We were unable to determine the age of the water heater, however the unit appears older. 
Consult the seller regarding age.

FUNCTION
103: The water heater is functional and there is no evidence of leaks. The unit is aged and 
should be monitored closely as near term replacement may be needed.

SEISMIC RESTRAINTS
104: Water heaters must be anchored and strapped to resist movement during an earthquake. At 
least two restraints are needed for smaller units.  For units over 75-gallons, most jurisdictions 
require more than two straps. Regardless of the size, we recommend securing all water heaters.
105: The water heater is strapped for seismic stability with two straps; however, three straps are 
typically needed because of its size.

EXHAUST VENT PIPE
106: The viewed portions of the vent pipe appear functional.

GAS VALVE & CONNECTOR
107: The gas connector at the water heater appears functional.
108: The fuel piping does not include a 'T' extension to collect condensation and debris, as is 
considered good practice. In the course of future upgrading or repair, a 'drip leg' should be added 
to the gas piping just ahead of the connector.

RELIEF VALVE
109: The water heater is equipped with a temperature and pressure relief valve. This device is an 
important safety device and should not be altered or tampered with. We observed no adverse 
conditions.



RELIEF PIPE
110: The pressure relief valve on the water heater does not have a required discharge pipe. For 
safety reasons, it must have a discharge pipe that extends to the exterior and terminates no 
more than 24" above grade and no closer than 6" to it.

CIRCULATING SYSTEM
111: The water heater includes a circulating pump system designed to convey hot water 
throughout the home more quickly. This system is outside the scope of our inspection and was 
not fully evaluated as most piping is located within the walls.
112: As a courtesy we noted the hot water circulating pump was functional at the time of our 
inspection.
113: Presently, there is no timer for the circulating pump. The pump therefore circulates water 
continuously. You should consider installing a timer on the system so the pump does not operate 
during periods of disuse, such as normal sleeping hours. This will not only help reduce your 
electric bills, but lessen the deleterious effect caused by the action of continuously moving water 
through the pipes.



Electrical System

An electrical system consists of the service, distribution, wiring and convenience outlets 
(switches, lights, and receptacles). Our examination of the electrical system includes the 
exposed and accessible conductors, branch circuitry, panels, overcurrent protection devices, and 
a random sampling of convenience outlets. We look for adverse conditions such as improper 
installation, exposed wiring, running splices, reversed polarity and circuit protection devices. We 
do not evaluate fusing and/or calculate circuit loads. The hidden nature of the electrical wiring 
prevents inspection of every length of wire.

General Observations

ELECTRICAL PANELS
114: The property is served by a main electrical panel and multiple subpanels.

Service Lines

MAIN SERVICE
115: The main conductor lines are underground. Because the lines are underground and cannot 
be seen, they are not evaluated as part of our service.

Main Panel

SERVICE SIZE 
116: The residence is served by a 400-amp, 120/240-volt panel.

SERVICE LOCATION
117: The main electric service is located at the north side of the home.

PANEL OBSERVATIONS
118: Electrical panels should be weatherproof and have a minimum of 36" of clear space in front 
of them for service. They should have a main disconnect, and each circuit within the panel 
should be labeled. Industry standards only require us to test a representative number of 
switches, outlets and light fixtures. We attempt to test every one that is unobstructed, but if a 
building is furnished we will obviously not be able to test each one.
119: The electrical system has been upgraded. Permits are required for the upgrade.
120: The main panel and its components appear functional and in serviceable condition.



121: Various circuits within the main panel are not labeled but should be.

EXTERIOR COVER
122: The exterior cover is in acceptable condition.

INTERIOR COVER
123: The interior cover is in acceptable condition.

OVER CURRENT PROTECTION
124: Over current protection is provided by circuit breakers.

CIRCUIT BREAKERS
125: The circuit breakers within the panel appear functional.

PANEL WIRING
126: For safety reasons, the panel cover was not removed.

Subpanels

Downstairs Subpanel 

PANEL OBSERVATIONS
127: Subpanels are common at residences. They should be easily accessible (36" of clearance 
directly in front of and within 30" of the sides) and their circuits should be clearly labeled.



128: The electrical subpanel has no visible deficiencies.

OVER CURRENT PROTECTION
129: Over current protection is provided by circuit breakers.

CIRCUIT BREAKERS
130: The circuit breakers within the subpanel have no visible deficiencies.

EXTERIOR COVER
131: The exterior cover at the subpanel is in acceptable condition.

INTERIOR COVER
132: The interior cover for the subpanel is in acceptable condition.

PANEL WIRING
133: For safety reasons, the panel cover was not removed to view the wire inside.

Pool Subpanel 

PANEL OBSERVATIONS
134: The electrical subpanel has no visible deficiencies.

OVER CURRENT PROTECTION
135: Over current protection is provided by circuit breakers.

CIRCUIT BREAKERS
136: The circuit breakers within the subpanel have no visible deficiencies.

EXTERIOR COVER
137: The exterior cover at the subpanel is in acceptable condition.

INTERIOR COVER
138: The interior cover for the subpanel is in acceptable condition.



PANEL WIRING
139: For safety reasons, the panel cover was not removed to view the wire inside.

Wiring

AFCI PROTECTION
140: The electric system does not include AFCI protection. Although such protection was not 
required when the property was built, we recommend consulting a licensed electrician regarding 
this simple safety upgrade.

TYPE OF MATERIAL
141: The home has been, at least in part, re-wired. We can not comment on the extent of the 
improvement and therefore we recommend consulting the seller regarding the extent of the 
upgrades. Permits are required for the re-wiring that has been performed.

142: Although we do our best to examine and report on the type of wire used within the home, 
most wiring is not visible and we can not view the wiring located in concealed areas. Our 
description of the type of wire used, therefore, may or may not be entirely accurate.

143: The residence is visibly wired with wire in metal conduit and Romex.



Comfort Heating

A heating system consists of the heating equipment, operating and safety controls, venting and 
the means of distribution. These items are visually examined for proper function, excessive or 
unusual wear and general state of repair. This is a non-evasive, basic function review only. We 
do not dismantle, uncover or calculate efficiency of any system. Regular servicing and inspection 
of heating systems is encouraged.

Heating System

TYPE OF SYSTEM
144: Comfort heating is provided by 4 gas-fired direct-vent forced-air furnaces. Forced air 
furnaces operate by heating a stream of air moved by a blower through a system of ducts. 
Important elements of the system include the heat exchanger, exhaust venting, blower, controls, 
and ducting.

SYSTEM LOCATION
145: The heating systems are located in the basement and attic.

FORCED-AIR OBSERVATIONS
146: The forced-air furnaces are older. They were evaluated and are functional. Because of their 
age, they will need to be monitored more closely for evidence of metal fatigue. The need for near 
term repairs or even replacement should be assumed.

RETURN-AIR COMPARTMENT & FILTER
147: The filters are dirty and should be cleaned or replaced.

EXHAUST VENT PIPE
148: The exhaust vent pipes appear functional, however most sections of the pipes are not 
visible.



THERMOSTAT
149: The thermostats were tested and appeared to be functioning as intended.

GAS VALVE & CONNECTOR
150: The gas valves and connectors are in acceptable condition.
151: The gas feed lines that pass through the furnace sidewall are flexible. However, for seismic 
safety, newer codes require they be rigid until they pass beyond the furnace casing. The installed 
feed lines do not comply with this requirement and upgrades should be considered.

DUCTS
152: The ducts appear to be in acceptable condition. We are unable to see inside the ducts in 
most cases and therefore we can not comment on their cleanliness. If allergies are an issue, we 
recommend consulting a duct cleaning company.



Comfort Cooling 

An air conditioning system consists of the cooling equipment operating and safety controls and a 
means of distribution. These items are visually examined for proper function, excessive or 
unusual wear, and general state of repair. Air conditioning systems are not tested if the outside 
temperature is too cold for proper operation. Detailed testing of the components of the cooling 
equipment or predicting their life expectancy requires special equipment and training and is 
beyond the scope of this inspection. This is a non-evasive, basic function review only. We do not 
dismantle, uncover or calculate efficiency of any system. Regular servicing and inspection of air 
conditioning equipment is encouraged.

Cooling System

TYPE OF SYSTEM
153: Comfort cooling is provided by 4 electric split systems.

SPLIT-SYSTEM OBSERVATIONS
154: The cooling systems are reaching or possibly beyond their commonly accepted design life 
for such systems. They were evaluated and are functional; however, they will need to be more 
closely monitored because of their age. It would be wise to keep a home protection policy 
current.

COMPRESSOR
155: The condenser coils and compressors appear functional.

EVAPORATOR COIL 
156: The evaporator coils appear functional.

REFRIGERANT LINES
157: The refrigerant lines are in acceptable condition.

DRIP PAN
158: A drip pan is installed under the each attic unit and appears functional.

CONDENSATE DISCHARGE PIPE
159: The main condensate and secondary condensate lines at the attic units are plumbed 
together, essentially negating the reason for the secondary line. The secondary line should be 
separate, and terminate in a conspicuous location.



Kitchen Areas

We test most built in kitchen appliances. We do not evaluate any appliance for it's performance 
or actual ability to operate as intended, only that it responds at its controls. Although we may 
comment on an excluded item, this is intended only to create a more thorough report. We do not 
inspect free-standing appliances, any refrigerators or freezers, built-in toasters or 
coffee-makers, can-openers, blenders, water-purifiers, timers, clocks, the self-cleaning function 
of ovens, etc.

Kitchen

FLOOR
160: The floor tile has no significant defects.

WALLS
161: The walls were examined and are in acceptable condition.

CEILING
162: The ceiling has been patch repaired. We recommend consulting the seller regarding the 
history and reason for the repairs.

WINDOWS
163: The window is stuck shut and should be serviced.

CABINETS
164: The cabinets have minor damage from normal wear-and-tear. Although cosmetic, you may 
wish to view this for yourself.



COUNTERTOP
165: The sink countertop has cosmetic damage.

SINK
166: The sinks and their plumbing components are functional.

TRAP & DRAIN
167: The traps and drains at the sinks are functional.

GARBAGE DISPOSAL
168: The garbage disposals are functional.

GAS COOK TOP
169: The west cook top is functional, but was neither calibrated nor tested for its performance.
170: The east gas cook top does not respond and should be serviced.

BUILT-IN ELECTRIC OVEN
171: The ovens are functional, but were neither calibrated nor tested for performance.

EXHAUST SYSTEM
172: The west kitchen exhaust fan is functional.

173: The east exhaust fan is not functional (service needed).

DISHWASHER
174: The dishwashers were operated through a full normal cycle and are functional

BUILT-IN REFRIGERATOR
175: The kitchen contains a built-in refrigerator/freezer. The evaluation of refrigerators, freezers 
and ice makers is outside the scope of our inspection, as we do not have the expertise to 
examine them. As a courtesy, we noted the appliance appeared to be functioning as intended.



TRASH COMPACTOR
176: The trash compactor was operated at the controls and is functional.
177: The trash compactor handle was missing.

BREAD WARMER
178: The bread warmers were examined and are functional.

LIGHTS
179: A ceiling light does not respond (bulb replacement may correct).

OUTLETS
180: The outlets are functional and ground-fault protected.



Living Areas

Living Spaces

Living Room 

FLOOR
181: The wood flooring was examined and has no visible defects.

WALLS
182: The walls are in acceptable condition.

CEILING
183: The ceiling is in acceptable condition.

WINDOWS
184: We were unable to test the windows where the crank handles are not installed. The 
windows should be fitted with crank handles and tested prior to the close of escrow.
185: Three dual-glazed windows have broken hermetic seals. As a result, condensation can be 
seen between the glass. Although cosmetic, replacement of the windows may be desired.

LIGHTS
186: One ceiling light did not respond. Although we could not confirm the reason, bulb 
replacement may correct.

OUTLETS
187: The outlets that were tested are functional.

Office 

FLOOR
188: The floor tile has no significant defects.



WALLS
189: The walls are in acceptable condition.

CEILING
190: The ceiling is in acceptable condition.

WINDOWS
191: The windows are stuck shut and should be serviced.

192: Three window cranks are missing.
193: One dual-glazed window has a broken hermetic seal. As a result, condensation can be 
seen between the glass. Although cosmetic, replacement of the window may be desired.

LIGHTS
194: Two ceiling lights did not respond. Although we could not confirm the reason, bulb 
replacement may correct.

OUTLETS
195: The outlets that were tested are functional.

CLOSET
196: The closet was examined and is in acceptable condition.
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