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If you are not named above and wish to use this report, we strongly urge that you retain Cogley 
Property Inspections, LLC or another qualified inspection firm for an on-site review of this 
building and report. This report is based on information obtained at the site. With time, conditions 
change and the information may no longer be accurate. We will return to the property and review 
the report with interested parties for an additional fee upon request. This offer is good for six 
months from the date of inspection, after which a complete reinspection should be performed. 
This inspection was performed and this report produced according to the limitations and 
exclusions specified in the enclosed contract. In this contract our liability is limited to twice the 
cost of the inspection. Cogley Property Inspections, LLC will, upon request, perform an inspection 
without this limit on liability for an additional fee. 
This report does not provide substitute disclosure for any party. This report is copyrighted by 
Cogley Property Inspections, LLC. No part may be used or reproduced in any form or by any 
means without prior consent of Cogley Property Inspections, LLC. Areas obscured by furnishings 
were not accessible to inspection. These areas should be examined after the furnishings have been 
removed. 
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The terms “not accessible” and “inaccessible” when used in this report indicate uninspected 
components that may have hidden defects not observed or noted in this report. These areas are 
beyond the scope of this inspection and should be inspected after access is provided. 
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INTRODUCTION 
Property Description 
We inspected the one-story, single-family 
residence at _______ in Oakland, California on 
July 08, 2011. This report describes the building 
as viewed from the street. The building site slopes 
gradually down to the left rear. The sky was clear 
at the time of our inspection.  
We were informed that the building was 
constructed in 1941. Several modifications have 
been made to the building since its original 
construction. We recommend a permit history be 
obtained from the local building department to 
determine if modifications to the building were 
made with proper permits.  
The building interior was furnished at the time of 
our inspection and areas obscured by furnishings were not accessible to our inspection. These 
areas should be examined after the furnishings have been removed.  

General Comments  
This report lists the apparent conditions of items subject to wear from normal use. We typically 
use five terms to report these conditions: new or relatively new, minor wear, moderate wear, 
generally worn, and poor. 
A new or relatively new item usually shows no signs of wear. An item reported as showing 
moderate wear appears to be in the mid-range of its anticipated lifespan. The term poor condition 
indicates a system or component that is at, or near, the end of its useful life span. Between these 
three basic levels we add two intermediate conditions: minor wear, which is not quite new; and 
generally worn, indicating a component nearing the end of its useful life. 

This report is a general overview of the structural components and major systems. It is not 
intended to be technically exhaustive in any one field. If further information is desired, specialists 
in the relevant fields should be retained to perform additional inspections. 
A determination as to the presence of animal pests, rodents, termites, decay, or other wood 
destroying organisms is beyond the scope of this inspection. A qualified pest control firm should 
be contacted with any questions concerning the presence or treatment of these organisms. We are 
not qualified in these fields. Periodic examinations should be made by a licensed pest control firm 
as part of routine property maintenance. 
We may make recommendations or suggestions in this report that differ from requirements by the 
local building department. For determinations as to what is permitted in this jurisdiction, the local 
building department should be consulted. 
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INTRODUCTION (continued) 
 
 
This report includes only those areas that are visually accessible and not areas that are made 
inaccessible by walls, concrete, earth, or any other obstacle to physical access or visual 
inspection, such as furniture or stored items. Defects in mechanical equipment not disclosed by 
our functional operation or visual inspection are not included. Items or conditions not mentioned 
in this report are not within the scope of this inspection. An examination of every window, door, 
light switch, outlet, water valve, etc., was not made. 
At the end of this report we will list the recommendations we believe to be the most important. 
These recommendations should not be considered the only significant items. You should establish 
your own priorities after thoroughly studying this report, reviewing all the recommendations in 
the report, and consulting experts or specialists as desired. 
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EXTERIOR 
Wood Board Siding 
The building has horizontal wood siding. It shows moderate wear. 
Exterior Finish 
The paint is peeling in several places. We recommend the peeling surfaces be scraped, sanded, 
caulked, primed, and painted as needed and in accordance with federal guidelines for houses built 
before 1978.  

Federal law requires that individuals receive certain information before renovating six square feet 
or more of painted interior surfaces or more than twenty square feet of painted exterior surfaces 
in residential buildings built before 1978. As of April, 2010, contractors who disturb lead-based 
paint in homes built before 1978 are required to be certified and follow specific work practices to 
prevent lead contamination. For more information on this subject please visit: 
http://www.epa.gov/lead. 
Eaves  
The roof eaves are too high in several places for us to examine closely. We observed no staining 
or indications of damage in the eave areas. 
Porches 
There are brick porches at the front and rear. The brick at the front porch is on concrete, which is 
supported by wooden framing.  
Concrete, brick, tile, and other masonry stairs, landings, and decks are often supported by wood 
framing. A membrane is typically placed over the framing to prevent moisture entry and damage. 
The framing beneath should be regularly checked for signs of water penetration. Any cracks or 
openings in these surfaces should be caulked or filled to prevent water entry.  
We observed settling at the back porch, and future settling and movement should be expected.  

Adjacent porches and walkways may tilt or settle away from the building, often because their 
footings or supports are not adequate. Rainwater may enter gaps created by the settling, resulting 
in additional movement or possible framing damage. Any gaps should be caulked or sealed to 
prevent water entry. Any substantial settling that creates a hazard to foot traffic should be 
repaired.  
Staircase 
There is a wood-framed staircase and landing at the right. Several aspects of the framing are 
substandard.  
Portions of the area beneath were inaccessible to our inspection and defects may be present that 
were obscured from view. We recommend access be provided and this area be inspected. 
Walkways 
The concrete patio at the right rear is uneven, creating potential trip hazards, and we recommend 
repair as necessary to provide for safe foot traffic. 

Driveway 
There is a concrete driveway at the left front. There are several cracks in the driveway. We 
recommend the driveway cracks be repaired to eliminate any trip hazards and to prevent water 
flow beneath the surface, which can cause additional cracking and damage. 
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EXTERIOR (continued) 
 
The driveway slopes down toward the garage. There is a drain opening near the driveway.  
Drains can be effective in reducing ponding and controlling surface water around the building. 
Drains can be clogged with debris, and care should be taken to prevent obstruction of the drain 
openings. All surface drains should be tested periodically by using a garden hose and observing 
the drain discharge location.  Testing drainage systems is beyond the scope of this inspection.  
Grading and Drainage 
There is a negative slope at the right front, which can direct the flow of surface water toward the 
foundation and could contribute to a defective drainage condition. For proper drainage, surfaces 
should slope away from the foundation. We recommend this area be monitored and the grading be 
corrected if necessary.  

Retaining Walls 
The concrete retaining walls at the rear show displacement or leaning in several places. We 
recommend they be checked periodically for future movement. Replacement may eventually be 
needed.  
Displacement indicates that a retaining wall has moved from its original position. Leaning may 
indicate that retaining walls are not adequate to support the soil behind them. Substantial leaning 
indicates that there is a potential for failure and that the retaining walls should be replaced for 
safety. Generally, new walls higher than four feet must be designed by a qualified engineer.  
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ROOFING 
Roof 
The building has a composition shingle roof, which shows minor wear. 
Moss is growing on the roof surfaces in several places.  
Moss should be removed periodically as part of routine roof maintenance. Moss will trap moisture 
that can damage the roofing material. Substantial moss growth can be removed by a company that 
specializes in cleaning roofs.  
Roof Flashings 
The roof flashings primarily are sheet metal.  

Sheet metal, membrane roofing materials, and sealing compounds such as mastic, are often used 
to prevent water entry at roofing connections and penetrations. Flashings need periodic 
maintenance and should be inspected annually.  
Roof Drainage 
The rain gutters are primarily wood. There are also metal gutters at the front. The gutters show 
moderate wear. We observed several small gaps in the gutter-to-corner connections and we 
recommend these areas be monitored in wet weather and repaired as needed.  
Downspouts 
Several downspouts empty near the foundation walls. We recommend the foundation area be 
monitored for signs of water entry and the downspouts be modified to direct rainwater away from 
the foundation if needed.  

Substantial water will flow from a roof and enter the foundation area unless it is directed away 
from the building perimeter, which is usually done by installing extensions or splash blocks for the 
downspouts. Subsurface drain piping may be needed in some areas to provide adequate drainage.  
A downspout at the front is directed into a subsurface drain line. The subsurface line is damaged 
and we recommend repair or that the downspout be directed away from the foundation. 
Roof drainage downspouts are sometimes connected to underground drainage systems to prevent 
water from ponding adjacent to the foundation where it could adversely affect the soils supporting 
the building. Catch basins or surface-mounted drains may also be connected to this piping. 
Subsurface drain piping can become clogged with debris and should be checked periodically in 
rainy weather or by using water from a garden hose to ensure that the drains are free flowing. 
Roofing General 
We recommend the plants be trimmed well away from the roof surface to prevent debris 
accumulation and roof surface damage.  

Roof surfaces, rain gutters, downspouts, and subsurface drain lines should be checked regularly. 
Leaves and other debris should be removed as needed. Gutter joints and connections may need 
periodic caulking or sealing. Screens can be installed at downspout gutter connections to keep 
debris from blocking the downspouts. We recommend periodic inspections be performed to be 
sure the roof drainage systems function properly. Observing roof and foundation areas during or 
shortly after heavy rains is a good way to find deficiencies in the roof and area drainage systems. 
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ROOFING (continued) 
 
We inspected the roofing systems after obtaining access with a ladder.  
This inspection addresses only the apparent visual condition of roofing materials, and does not 
include invasive testing or guarantee against present or future leakage. Annual examinations 
should be made by a qualified roofer for needed periodic maintenance and repair.  
 

ATTIC 
Attic 
Access to the attic is through a bedroom closet ceiling. Our inspection of the attic was limited to a 
visual examination from the access opening to prevent damage to the ceilings below.  

The attic is framed with 2x (two-inch nominal dimension) rafters and ceiling joists. The rafters are 
overlaid with “skip,” or spaced, board sheathing. Wood shingles, which are apparently the original 
roof surface, are visible between the sheathing boards. 
Several aspects of the attic framing are outdated and the framing appears undersized by modern 
standards. We recommend the attic framing be examined and reinforced as needed by a qualified 
contractor before new roofing or other weight is placed on the framing. 
There are several stains on the roof framing, which indicate previous or active leakage. 

Only minimal ventilation is provided to the attic area and we recommend additional ventilation be 
provided. Adequate attic ventilation is important to prevent the accumulation of moisture, which 
can cause decay and damage, and to prevent excessive attic temperatures. Improved ventilation 
can reduce attic and interior room temperatures.  

The attic is not insulated and we recommend the attic be insulated to reduce energy costs and to 
increase comfort. The standard for new construction is eight to twelve inches of insulation 
sufficient to achieve an insulating value of R-30 or R-35. 
We observed knob and tube wiring in the attic.  
Special procedures should be followed prior to insulating an attic that has knob and tube wiring, 
including an inspection of the wiring by a qualified electrician who can certify it as safe. A 
warning notice should be posted stating that live wiring is present beneath the insulation. One 
method to reduce the risk of wire overheating is to lower the amperage carried by the wiring. This 
can be done by installing 15-amp fuses or breakers to protect the circuits with knob and tube 
wiring.  
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STRUCTURE 
Substructure Access  
There are several subfloor area access openings in the basement. We inspected the subfloor areas 
by walking and crawling beneath the accessible portions of the building floors. Our ability to fully 
examine the foundation and substructure framing was limited by ducting, pipes, wall surfaces, 
storage, insufficient clearance, floors, and other obstructions to our view.  
Access is often obstructed by obstructions to a visual examination. Wherever possible, access 
should be provided to these areas so that an inspection can be made. With access and opportunity 
for inspection, defects may be found in the inaccessible areas. 
Building Type and Foundation  
The building is a wood-framed structure with a raised perimeter concrete foundation, intermediate 
foundation walls, and intermediate pier supports. The foundation appears to be relatively modern 
in design. Foundations of this kind typically have internal steel reinforcing. A determination as to 
the presence or extent of steel reinforcing is beyond the scope of this inspection. 
There is a large crack at an intermediate wall and we recommend this crack be monitored for 
future movement. We observed cracks that appear typical for a building of this age and kind.  

Cracking is common in concrete walls. Minor cracks caused by shrinkage or settling can be found 
in even relatively new foundations. Moderate or larger cracks may indicate ongoing settling or 
movement and the eventual need for underpinning or foundation repair. There is no way to 
determine if a crack will grow in size or if new cracks will form. Most large cracks were once 
small. The best way to estimate the likelihood of future movement may be to monitor the number 
and size of cracks over a period of time.  
We observed efflorescence in several places.  
Efflorescence is a white powdery deposit that occurs on masonry or concrete and indicates the 
presence of moisture in contact with the masonry or concrete. Minor efflorescence is common 
even in new construction. Substantial efflorescence indicates a defective drainage condition. 
Framing 
The building has a wood-framed flooring system, consisting of one-inch thick (nominal) decking 
boards installed over two-inch thick (nominal) joisting. Several aspects of the substructure framing 
are outdated and would be considered substandard according to modern construction practice. This 
framing may need modification during future seismic upgrading.  

The subfloor area framing is damaged in several places and we recommend a qualified structural 
pest control firm be consulted and repairs be made as needed by a qualified contractor. 

The floor framing is not provided with fiberglass insulation and vapor barriers, as is typical in 
buildings of this age and kind.  

Seismic 
Diagonal blocking has been used for bracing in several places. These blocks are not considered 
adequate according to modern construction practice. Modern buildings typically utilize plywood 
or engineered wall panels for bracing.  
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STRUCTURE (continued) 
 
The foundation is equipped with anchor bolts, many of which are rusty and may have weakened 
with age. These bolts are not adequate by modern standards and we recommend new, larger bolts 
be added as a seismic upgrade. The round washers typically used beneath the nuts on foundation 
bolts are not generally used in new construction and have been replaced with thicker, square, steel 
bearing plates, as the plates are less likely to work loose. We recommend upgrading to new, 
epoxy-type bolts that utilize bearing plates be considered.  

Subfloor Area 
The subfloor area ventilation is minimal. We recommend subfloor area dampness be monitored 
periodically to determine if additional ventilation or other corrective measures are needed.  
“To vent or not to vent” has become a controversial issue. The standard for new construction is to 
provide under-floor areas with ventilation openings that have an area not fewer than one square 
foot for each 150 square feet of under-floor area. Openings are to be provided close to the corners 
and should provide cross ventilation. The vent openings are to be distributed equally along the 
length of at least two opposite sides and covered with one-quarter-inch wire mesh. Four by 
fourteen-inch vents are typically installed every six to eight feet. There are many ways to provide 
ventilation and the best method should be decided after consulting a qualified contractor or the 
local building department. If natural cross-circulation is not obtainable with vent openings, it may 
be necessary to install a mechanical venting system with fans and ducts.  
Many experts now believe adding ventilation may actually increase subfloor area dampness, 
especially in wet weather, and are advising homeowners to reduce or eliminate subfloor area 
ventilation and seal the exposed soil with plastic sheeting. A symposium on crawl space design 
organized by the American Society of Heating, Refrigerating, and Air Conditioning Engineers 
concluded that there is no compelling technical basis for crawl space ventilation requirements. If 
the under-floor spaces are not ventilated, it is crucial that the soil and exposed concrete be 
covered with a durable vapor retarder, such as heavyweight polyethylene film, and that they be 
checked periodically for excessive humidity or dampness. 
The soil may be the expansive (adobe) kind, which is a common soil condition.  
Expansive soils typically expand when wet and shrink upon drying, which can cause seasonal 
movement in the foundations, walls, and floors. Modern foundations designed for expansive soils 
have piers that penetrate the soil to a deeper level where there is a more consistent moisture 
content. Maintaining a consistent soil moisture content by periodic watering of adjacent planted 
areas in summer and avoiding excessive subfloor area dampness in winter can help reduce 
seasonal movement. We are not qualified to determine soil types or conditions. For a 
determination of the soil type and conditions in this area, a geologist or soils engineer should be 
consulted.  
The soil below homes in California is typically exposed to the air to help it dry out when it gets 
wet or moist. Subfloor areas subject to periodic dampness and less-than-perfect ventilation are 
subject to excessive humidity, musty odors, and other potential mold-producing conditions at 
various times during the year. Some experts are now of the opinion that covering the soils with 
plastic sheeting, and possibly poured concrete, can substantially reduce these potentially 
problematic conditions. 
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STRUCTURE (continued) 
 
The subfloor area soils were generally wet at the time of our inspection. We observed indications 
of previous standing water in several of the low subfloor areas. We recommend a qualified 
waterproofing or drainage contractor be retained to review lower level moisture entry conditions 
and make recommendations for the significant reduction or elimination of moisture in these areas.  

Minor periodic moisture beneath many structures is common and should be expected. Substantial 
or continuous water entry, if it is found to occur, should be eliminated by installing an effective 
drainage system. Installing plastic sheeting over damp soil can significantly reduce excessive 
subfloor area humidity.  
Wood scraps and construction debris, which are possible food for termites or mold, are present in 
the subfloor area. We recommend all subfloor area debris be removed. 
Lower Level Areas  
There is a partial basement at the rear. 
Floors that are below the exterior soil level may be subject to water or moisture entry, especially 
in very rainy weather. It is not unusual to find occasional or unexpected water entry in below-
grade areas that have been dry for years.  

Concrete slab floors tend to absorb moisture from damp soils below the concrete. Carpeting, 
especially wall-to-wall, placed on the slab floor will restrict evaporation and create a potentially 
attractive place for mold growth. These areas should be checked regularly for dampness, stains, 
visible mold, or musty odors. Applying a waterproof coating to the concrete can prevent or reduce 
moisture entry. Carpet removal is sometimes the most effective solution. One alternative is to have 
the concrete painted and to use loose area rugs, which can be easily lifted and dried should 
moisture entry occur.   
The floors were damp at the time of our inspection.  
There are below-grade wooden floors in the basement. These floors appear to have been added to 
create an even surface for the installation of carpet and vinyl tile. The wooden floors are damaged 
and we recommend they be removed or replaced. 

There is a potential for hidden decay or termite damage beneath wooden floors when they are 
placed directly over concrete or soil. A destructive examination may be the only way to determine 
the condition of the inaccessible areas. A qualified structural pest control firm should be retained 
to determine if there are indications of potential damage.  
Foundation General 
We recommend the foundation be examined by a qualified engineer to determine what 
modifications are needed to provide adequate structural support and earthquake resistance.  
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ELECTRICAL 
Electrical Service 
The main service panel is fed by overhead wiring, which is typically owned and maintained by the 
local utility provider. 
The one-inch diameter main service conduit is too small for the main panel and should be used on 
services that are 60 amps or less. We recommend proper service conduit be installed.  
Main Electrical Panel 
The main fuse panel is in a compartment at the left. The main panel has two cartridge fuse blocks. 
To shut off the power, it is necessary to pull these blocks out of the panel. We estimate the 
capacity of the system to be 100 amps at 120/240 volts.  
Fuse panels are considered outdated and some insurance companies now require upgrading to 
circuit breakers in order to obtain homeowner’s insurance.  
We did not locate the main panel grounding connection and we recommend it be located and 
checked by a qualified electrician. The installation of a driven grounding rod should be considered 
to upgrade the main panel grounding.  
Modern electrical services are typically grounded to the water piping, a driven rod in the earth, 
and/or steel rods embedded in the foundation. Older electrical services are typically grounded 
only to the water piping. A grounding conductor is often visible at the main panel, but it is not 
possible to locate the grounding connection. The gas piping and other metallic interior piping 
should be bonded to the grounding system.  
Bedroom Closet Fuse Subpanel  
There is a fuse-protected subpanel in a bedroom closet. This panel has screw-in (plug or “Edison”-
type) fuses. Fuse panels are considered outdated (as above) 
There is overfusing in this panel and we recommend proper fuses be installed by a qualified 
electrician.  
Fuses and circuit breakers are rated to allow a specific amount of current in the circuit before 
tripping or burning out. When the wrong size breaker or fuse is used, there is a potential for the 
wiring to overheat, creating a fire hazard. For example, a 14-gauge wire is rated to safely draw 
15amps and a 15-amp fuse or circuit breaker on this circuit will blow when overloaded. Using a 
larger breaker or fuse, such as one rated 20 or 30 amps, will not provide adequate protection.  
Wiring 
The building is wired with Romex (nonmetallic-sheathed cable or NMC), flexible metal cable (BX 
or AC/MC), and knob and tube wiring.  

Most buildings constructed prior to the 1950s were wired with knob and tube systems. In some 
building jurisdictions, knob and tube wiring with plastic insulation was used until the 1960s. Over 
time, the brittle insulation on older wire breaks down, especially at ceiling-mounted light fixtures 
as these lights expose the wiring to heat over a long period of time. The splices in knob and tube 
systems are soldered, and overloads can melt the solder, causing loose connections and a possible 
fire hazard. Using only 15-amp fuses or breakers can reduce the potential for overloading.  
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ELECTRICAL (continued) 
 
Wiring is exposed to damage in the basement and we recommend this wiring be properly installed.  
Wiring in living areas, storage areas, or accessible exterior locations should be protected from 
damage. Protection is typically achieved by enclosure within wall cavities surfaced with gypsum 
board (sheet rock) or paneling, or by placing the wiring in rigid or flexible metal conduit. Metal-
sheathed flexible cable or metal conduit can be used in dry areas.  
There is a visible improper connection in the 
subfloor area wiring. All electrical connections 
should occur inside covered junction boxes. We 
recommend the improper, exposed electrical 
connections be checked by a qualified electrician 
and a proper junction box be installed as needed. 

Fixtures 
The master bedroom closet has an exposed bulb 
light fixture. Incandescent light fixtures should be 
used in closets only when located over the door or 
on the ceiling and at least twelve inches from 
storage areas. Exposed bulbs and pendant lights 
should not be used. We recommend fluorescent 
lights be used in closets for fire safety, as they are 
cooler and require less clearance from storage 
areas.  
Receptacles and Switches 
We observed both two-hole and three-hole receptacle outlets. The number of outlets or receptacles 
available for use is fewer than is required in new construction, which encourages the use of 
extension cords and can result in hazardous conditions. We recommend additional outlets be 
added as needed for convenience and safety.  

We observed several ungrounded three-hole outlets. We recommend each three-hole outlet be 
examined by a qualified electrician and properly grounded as needed.  

Ungrounded three-hole outlets, also known as “open grounds,” are common in older buildings 
and typically occur when two-hole outlets are replaced with three-hole types without adding a 
grounding wire. Properly installed three-hole outlets have a third grounding wire and are 
necessary for appliances with three-prong plugs. Using a three-prong plug in an ungrounded 
three-hole outlet is potentially hazardous. The accepted means of correcting this condition include 
replacement with a two-hole receptacle, installation of a proper grounding wire to the outlet, or 
replacement with a GFCI receptacle.  
Several outlets have been painted over and we recommend these outlets be replaced by a qualified 
electrician. 

We found no GFCI-protected outlets. Ground fault-protected receptacles are relatively 
inexpensive and provide an important margin of safety. We recommend they be installed as a 
safety upgrade.  

 
Exposed electrical connection in subfloor area. 
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ELECTRICAL (continued) 
 

Ground fault circuit interrupters are breakers or receptacle outlets designed to protect against 
electrical shocks. In recent years, most jurisdictions have required ground fault protection for 
outlets in bathrooms, exteriors, basements, and garages (except those in a designated appliance 
location such as for laundry equipment). Recent regulations require GFCI protection at all 
kitchen countertop and wet bar receptacles. A single GFCI receptacle may be used to protect 
other outlets downstream from it on the same circuit. GFCI outlets and breakers have test buttons 
that should be operated periodically to ensure that the devices are functioning properly. 
Exterior Electrical 
An exterior outlet at the right rear is not GFCI-protected as required in new construction (see 
above).  

Interior-type, metal-sheathed cable has been used at the right rear. We recommend this cable be 
replaced with proper, exterior wiring.  
Electrical General 
We recommend complete main and subpanel replacement be considered for greater safety and 
convenience. 
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PLUMBING  
Water Supply 
The main shutoff valve for the water supply is at the left exterior. The supply piping leading to the 
main valve appears to be three-quarter-inch diameter copper.  
A pressure regulator is located on the water line near the main valve. We measured the water 
pressure after the regulator at 50 pounds (PSI).  
Regulators are installed to reduce water pressure and are typically required in new construction 
when the incoming pressure exceeds 80 pounds. Water pressure regulators are mechanical 
devices and need periodic maintenance for proper functioning. We suggest regulators be checked, 
cleaned, and adjusted as necessary when a plumber is next on site for other maintenance or 
repair.  
The water pressure regulator is installed before the main valve instead of after the valve as 
preferred. To service the pressure regulator, it will be necessary to shut off the water at the meter 
box, typically located near the street.  
The piping at the pressure regulator is not bonded as is typical with new construction and we 
recommend proper bond wiring and clamps be installed. 

The interior water supply piping is copper. We observed no leaks in the accessible portions of the 
water supply piping system.  

We observed a noticeable drop in the water flow at several plumbing fixtures when two or more 
faucets or valves were operated at the same time.  

Several of the angle stop valves are worn and may soon need replacement.  
Angle stops are shutoff valves normally found beneath sinks and toilets in modern construction. 
They provide a convenient disconnect in case of leakage and facilitate repairs. These shutoff 
valves are rarely used, and may “freeze” in place or leak when operated. Angle stops should be 
operated periodically to keep the valves functional. We do not normally turn these valves during 
an inspection as this may cause them to leak.  
The hose faucets are not equipped with anti-siphon valves as is required in new construction. We 
suggest anti-siphon devices be installed to prevent the accidental flow of wastewater into the water 
supply piping.  

Waste Piping  
The drain, waste, and vent piping system is primarily cast iron and galvanized steel.  

Cast iron and steel waste piping deteriorates with age, and small pinhole leaks will show signs of 
leakage where the metal rusts and repairs itself temporarily. Eventually all old piping will fail, 
requiring replacement. We recommend periodic monitoring and repair or replacement by a 
qualified contractor if necessary. 
ABS plastic piping has been added in several places.  

Portions of the old cast iron waste piping are worn and show indications of previous and active 
leakage. We recommend the portions of the waste piping that are rusty and worn be replaced by a 
qualified plumbing contractor.   
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PLUMBING (continued) 
 
Portions of the waste piping do not have adequate downward slope for good flow, which can cause 
blockage in the drain piping. We recommend a plumber be retained to examine and modify the 
waste piping as needed for proper drainage.  
There is a cleanout for the waste piping system at the front.  

We were informed that all or portions of the exterior sewer piping have been replaced. We 
recommend a history of any blockage or sewer piping replacements be obtained. 

Gas Piping 
The gas meter is at the left exterior. The gas shutoff valve is on the vertical pipe to the right of the 
meter.  
The gas piping does not appear to be provided with an automatic seismic gas shutoff valve, which 
are now required by many local jurisdictions and some insurance companies. Several kinds of 
valves are available. Some are triggered by movement and others by variations in gas flow. The 
local building department should be consulted to determine the appropriate type for each 
installation. We recommend an automatic seismic shutoff valve be installed as a safety upgrade. 
Plumbing General 
Waste piping should be cleaned out periodically to remove any accumulation of grease, hair, or 
dirt, and to help prevent future debris blockage and subsequent drainage failure. We do not 
inspect buried, or otherwise inaccessible, supply or waste piping.  
The gas and water piping was not fully accessible and an examination of each connection was not 
made. The standard test for gas leakage is to have the piping pressure tested. This is sometimes 
required before the gas can be turned on after it has been disconnected. With testing and a close 
examination of all the piping, leaking or other defects may be found.  
We recommend storing a large wrench near the main gas valve so the gas can be shut off quickly 
in an emergency. To shut off the gas, turn the valve 90 degrees so the handle is at a right angle to 
the pipe. Gas valves are often difficult to turn and the small earthquake wrenches sold at 
hardware stores may be too small to operate these valves easily. We recommend testing the valve 
periodically by turning it slightly to see if it moves. A plumber or the local utility company could 
adjust or lubricate this valve if necessary to allow for easy operation.  
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WATER HEATING 
Water Heater 
There is a 30-gallon, gas-fired water heater, which shows moderate wear, in the basement. Several 
aspects of the water heater installation are substandard, and we recommend complete review and 
repair or proper installation by a qualified plumber.  

The water piping above the water heater is not 
bonded as is typically required in new 
installations. We recommend proper bonding 
clamps and wiring be installed for electrical 
safety.  
There was water on the floor at the base of the 
water heater at the time of our inspection. We 
were unable to determine the source of the water 
or if the water heater is leaking. 
The water heater has a temperature and pressure 
relief (TPR) valve. The TPR valve leaks and we 
recommend it be replaced. Mineral deposits can 
accumulate in leaky valves, causing them to 
malfunction.  
The TPR valve discharge pipe terminates in the subfloor area. This configuration makes testing 
the temperature/pressure relief valve difficult and may allow potential valve leakage to go 
unobserved. We recommend the discharge pipe be routed to the exterior of the building to a 
readily observable location so that any TPR valve leakage can be readily detected.  
A temperature and pressure relief (TPR) valve is a safety valve that releases excess pressure from 
the water heater in the event the regulator fails. It is an important safety device that can prevent a 
dangerous explosion. Hot water may occasionally drip or spray from the valve discharge pipe, 
triggered by changes in water pressure. Leaky valves may fail from encrusted mineral residue, 
and should be replaced. Most TPR valve manufacturers recommend the valve be tested once a 
year.  
The water heater is equipped with seismic restraints to prevent movement during an earthquake. 
The stand-off blocks or supports are missing and we recommend supports be installed at each 
strap to restrain the water heater firmly in place when the straps are tightened. 
The water heater and furnace have single-wall vent connectors. Most jurisdictions now require 
double-wall, Type-B vent connectors in new construction for all water heaters located in 
unoccupied spaces. We recommend proper, double-wall, Type-B vent piping be installed.  

 
Water at base of water heater. 
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WATER HEATING (continued) 
 

The purpose of a gas appliance vent is to provide a means for noncombusted flue gases, which are 
hot, moist, and poisonous, to be safely discharged to the building exterior. The vertical portion of 
the vent is often called a “flue” or “chimney” and the horizontal portion that attaches to the 
furnace or water heater is the “vent connector.” Single-wall piping was commonly used on older 
gas-fired water heaters and furnaces. Single-wall piping can get very hot and requires six inches 
clearance to wood and other combustible materials. Most jurisdictions now require the use of 
double-wall, Type-B vent piping, which is cooler, more efficient, and requires only one-inch 
clearance to combustibles. Upgrading all single-wall piping to Type-B should be considered for 
greater safety.  
There are separations in the vent piping that can 
allow potentially hazardous flue gas leakage. We 
recommend the flue piping be properly secured 
with sheet metal screws.  

The vent connectors for the water heater and 
furnace run horizontally for a substantial distance 
before they reach the vertical flue, which will 
reduce their ability to draw properly and may 
cause flue gas spillage and/or piping corrosion. 
The vertical length of a vent, or flue, should be at 
least one-third longer than the horizontal portion. 
We recommend the vent piping be reviewed and 
upgraded by a qualified contractor.  

The purpose of a gas appliance vent is to provide a means for noncombusted flue gases, which are 
hot, moist, and poisonous, to be safely discharged to the building exterior. The vertical portion of 
the vent is often called a “flue” or “chimney” and the horizontal portion that attaches to the 
furnace or water heater is the “vent connector.” 
Water Heater Maintenance  
It is important to avoid storing combustible items near water heaters and other gas-fired 
appliances.  
The life of a water heater may be extended by periodically removing the sediment that builds up in 
the tank. Attach a garden hose to the drain valve at the bottom and open the valve until the water 
runs clear. Drain valves commonly drip, and can be repaired by installing a plastic cap. The 
temperature adjustment control should be kept in the middle range; the water temperature should 
never be set hot enough to scald someone accidentally. The life of a water heater may also be 
extended by replacement of the sacrificial anode. These are generally designed to last only five 
years. Replacement anodes can be obtained at plumbing supply stores. 
 

 
Water heater vent piping separations 
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CENTRAL HEATING 
Furnace  
The house has a gravity furnace, in which the warm air moves through the ducting because it is 
lighter than cooler air. Gravity furnaces are generally known to be long lasting, quiet in operation, 
and relatively inefficient. The need to upgrade to a more efficient heating system should be 
anticipated.  
The furnace appears to be the original heating equipment with the building; it is in generally worn 
condition. The input capacity is rated at 80,000 BTUs. 
The furnace has rigid gas supply piping. Flexible connectors are now typically required in new 
installations, as they are less likely to leak if the equipment moves during seismic activity. We 
recommend a modern, flexible gas connector be installed.  

The heat exchanger in the furnace was not accessible to visual inspection.  
The heat exchanger is a metal chamber that encloses the flame and transmits heat to the 
circulating air. With age and use, cracks or rust holes can develop in heat exchangers. Fumes 
from the burners may flow through the exchanger wall and enter the living area. We advise 
installing carbon monoxide detectors in several interior rooms to warn occupants if the exchanger 
produces hazardous gases. Heat exchangers should be carefully examined as part of routine 
servicing. Only a small portion of a typical heat exchanger is accessible to visual inspection and 
unobserved holes or cracks may be present.  
There are indications of flame roll-out and spillage at the furnace firebox. This condition is 
potentially hazardous and we recommend repair by a qualified heating contractor.  
The furnace has a natural draft venting system. The flue gases rise through the vent because they 
are hotter than the surrounding air. Furnaces with natural draft venting are generally less efficient 
than modern induced-draft furnaces.  
We did not locate any filters, which is typical for this type of heating system.  

Warm air is distributed to the conditioned spaces through a ducting system, which is in generally 
worn condition. The ducting is the rigid type, which is wrapped with an apparent asbestos 
material. A determination as to whether adequate heating is provided to all the interior spaces is 
beyond the scope of this inspection. 

Special care should be taken to avoid storing combustible materials (clothing or other items that 
could burn) near gas-fired heating equipment to prevent a potential fire hazard. 

Using a combustible gas detector, we observed indications of potentially hazardous gas leakage at 
the furnace. We recommend the furnace be repaired or replaced. 
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FIREPLACE AND CHIMNEY 
Fireplace 
There is a masonry fireplace in the living room. The brick firebox shows moderate wear. The 
mortar between the firebox bricks is soft and missing in several places.  
Soft mortar is typically caused by moisture in the brickwork and is common in older fireboxes. As 
the mortar weakens it becomes less able to hold the bricks in place. Large gaps in the mortar 
should be repaired to safely contain the fire in the firebox. A common repair method for 
deteriorated mortar is to “repoint” the brickwork by removing the soft mortar and replacing it 
with fire clay mortar. Small mortar cracks can be patched with silicate cement formulated 
especially for fireplace repairs. A qualified contractor should be retained to determine the 
appropriate repair method.  
The doorframe is loose at the front of the fireplace and we recommend the doorframe be secured.  
The damper is stuck in place and we recommend it be adjusted or repaired to operate properly.  

Chimney 
The fireplace has a brick chimney.  
Modern brick or concrete block chimneys or flues are typically lined with clay tile or concrete 
sections mortared together. The purpose of the liner is to contain a potential chimney fire. Liners 
and the mortar that join them together may deteriorate with age and use, reducing their 
effectiveness. Flue liners are not typically accessible to visual examination. Tall chimneys that 
extend above the roofline may need to be braced to prevent movement, which can break the 
mortar, bricks, or liner. All older chimneys should be carefully checked by a qualified chimney 
contractor before building a fire (or before the close of escrow). Any flue that is inaccessible may 
contain a defective flue liner or the liner may have been omitted.  
Most older masonry fireplaces, chimneys, and flues, installed before 1970 do not have steel 
reinforcing and do not have the same strength or resistance to earthquakes, as do modern 
masonry or prefabricated chimneys. Older chimneys may have been subject to multiple seismic 
events and often have hidden cracks, breaks, damaged flue tiles, and other weaknesses not 
apparent during a general home inspection. The only way to determine if a fireplace and chimney 
are safe to use is to have a detailed inspection of the chimney and flue interior by a qualified 
specialist.   
There are small gaps at the chimney-to-siding connection and we recommend repair to prevent 
water or weather entry.  
We applied moderate horizontal pressure to the chimney and observed no indications of 
significant looseness or movement in the portion that extends above the roof.  
Fireplace and chimney repair contractors may choose to apply strong pressure on chimneys to see 
if they are are “broken”. Excessive pressure, especially against older unreinforced brick 
chimneys can damage or even break them at the roof line. We suggest chimney/fireplace 
contractors/inspectors be advised to use reasonable caution when pushing on chimneys while 
checking them for looseness or damage. 
The flue has a rain cap and spark arrester screen. The flue interior was not accessible to our 
inspection.  
The mortar cap is cracked and we recommend it be repaired.  
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FIREPLACE AND CHIMNEY (continued) 
Fireplaces and Chimneys General 
We recommend a qualified fireplace contractor be retained to perform a safety inspection of the 
fireplace and chimney. 

Fireplaces that are used regularly should be checked annually by a licensed chimney sweep or 
qualified chimney contractor. Fireplaces and chimneys should also be inspected after any 
indications of movement from settling or earthquake activity. Determinations as to whether 
fireplaces or chimneys have adequate draw, or are subject to smoking, or as to the soundness of 
chimney flue tiles, brickwork, or sheet metal are beyond the scope of our inspection. 
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INTERIOR 
Walls, Ceilings, and Floors 
The building interiors have both plaster and sheet rock (gypsum board) surfaces. There are several 
cracks in the interior surfaces. Surface cracking is common and periodic repair should be expected 
as part of routine maintenance.  

We observed several cracks in the interior wall surfaces that may indicate foundation settlement or 
movement.  

The floor surfaces, in general, show moderate wear. We observed sloping or unevenness in several 
of the building floors. 

Stains  
There are water stains at a kitchen window. We recommend this window be water tested or 
monitored in wet weather for indications of water entry and the window be repaired as needed to 
provide a watertight installation.  

Fire Safety  
There is a smoke detector in the basement.  

Recent news articles (see www.theworldfiresafetyfoundation.org/sfc) report that qualified fire 
protection experts now believe that ionization-type smoke alarms are not reliable and that their 
failures have resulted in many home-fire related deaths. We understand that over 90% of all home-
installed smoke alarms are the potentially hazardous type. Photoelectric-type smoke alarms are 
considered much safer and we strongly recommend each alarm device be checked and replaced as 
needed.  
Ionization-type smoke alarms often have a label showing the letter I or the radiation 
symbol. Photoelectric alarms are typically labeled with the letter P. It may be necessary to 
dismantle the alarms to identify which type has been installed. We do not test nor dismantle smoke 
detectors/alarms during our inspections. We do not believe that combination alarms that use both 
detection systems are safer because the ionization feature tends to be activated by cooking 
activities and many are found to have been disconnected as a nuisance. 
We strongly urge residents to test smoke alarms by pressing the test button as soon they move into 
a new property and again each month. Most standard batteries should be changed at least once a 
year and batteries with a 10-year life span are now available.  
Smoke detectors should be installed in all living areas, including basements and garages. They 
should be kept at least 20 feet from appliances like furnaces and ovens, which produce combustion 
particles, and at least 10 feet from high humidity areas like showers and laundry rooms, and at 
least three feet from heat/cooling registers whenever possible to reduce “unwanted” alarms.  
Fire extinguishers should be provided in kitchens and garages for emergency use. We also 
recommend carbon monoxide detectors be installed in buildings with gas-fired heating systems. 
We recommend smoke and carbon monoxide detectors be installed according to local 
jurisdictional requirements. 
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INTERIOR (continued) 
 

The International Association of Fire Chiefs recommends a carbon monoxide (CO) detector on 
every floor of a home, including the basement. A CO detector should be located within 10 feet of 
each bedroom door and there should be one near or over any attached garage. It is recommended 
that CO detectors be replaced every five to six years. It may be more practical to install 
combination smoke and CO detectors.  
Interior Components  
The building has a security system. We recommend the system installer or a security company be 
consulted as to proper operation of this system. An examination of this system is beyond the scope 
of this inspection.  
Windows 
The building has primarily vinyl-framed windows. Many retrofit-style, vinyl-framed windows 
have been installed, apparently to replace older windows. Windows of this kind often rely on 
caulking or special sealants to maintain a watertight installation. The windows should be checked 
periodically for leakage and to ensure that any visible sealant is still serviceable. We recommend 
the installing contractor be contacted to determine if there are any warranties on the windows or 
their installation, and if periodic maintenance is required. The manufacturer’s installation 
specifications and warranties for these windows should be obtained if possible for future 
reference.  
There are also several wood-framed windows.  

The windows are primarily the dual-glazed or double-pane, energy-efficient type.  
Dual-glazed windows reduce energy loss and noise transmission. A common problem with dual-
glazed windows is a failure in the seals, which allows moisture to enter and form condensation or 
fog between the panes of glass. This condition is often not visible during our inspection and can 
occur at different times due to changes in temperature.   
The glass in several doors is apparently untempered. We recommend the glass in areas of potential 
impact be replaced with safety glass, or protective safety films be applied to the glass in these 
areas.  
The general rule for new construction is that glass that is less than 18 inches from the floor (and 
larger than nine square feet), glass that is within 24 inches of the edge of a swinging door, or 
glass in a door (unless smaller than three inches in diameter) must be the tempered safety type. 
While there is no requirement to change existing glass, safety glass is usually required when new 
glass is installed. Special care should be taken in these areas until safety glass is installed. 
Furniture can often be arranged to direct traffic away from non-safety glass windows. Applying 
decals to glass doors and large windows can help prevent accidents caused by persons who may 
think they are walking through an open door. Special plastic films are available that can be 
applied to the glass to reduce the likelihood of injury should the glass break.   
Doors 
Several of the doorframes are noticeably unsquare, which is usually caused by foundation settling 
or movement. 

There is a low doorway to the laundry area. We recommend this door be clearly marked and/or 
padding be installed to prevent head injuries. 
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INTERIOR (continued) 
 

Several doors have inside key locks and we recommend these locks be replaced with thumb 
latches. Deadbolts and other locks with removable inside keys can prevent escape in a fire 
emergency and are prohibited in many jurisdictions. Always leave inside keys in the locks when 
the building is occupied. Thumb latches are safer and lock replacement should be considered.  

There are double, or french-type, exterior doors at 
the dining room. Doors of this kind have a greater 
potential for leakage and should be monitored for 
water entry in wet weather. These doors were 
locked and we did not operate them. 
The basement exterior door is damaged and we 
recommend it be replaced.  

An exterior closet door was locked at the time of 
our inspection and we did not inspect this area. 

Stairways and Railings 
The bottom step of the basement stairs is too 
short, creating a potential trip hazard. We 
recommend modification as needed to provide a 
consistent height at each step.  
Individual steps in staircases should have a consistent height and depth for safe use. The 
difference between one step and any other step in the same staircase should not be more than 
three-eighths inch. Uneven steps are a potential trip hazard and should be corrected.  
The basement stairways are not provided with proper railings and we recommend proper railings 
be installed as needed for safety. We have provided an enclosure at the end of this report 
describing proper handrail and guardrail design.  

For maximum safety, staircases with four or more steps should have handrails that are between 
one and one-half and two inches wide and are shaped so that the handrail can be readily grasped. 
Handrails should be installed so that they are 34 to 38 inches above the leading edge of the 
stairway treads. Handrails should return to the railing, post, or to the floor. They should not end 
in a projection that could be hooked by clothing or other items. Large railing openings that may 
allow a small child to fall through should be modified for safety. Modern standards call for 
openings to be less than four inches in diameter.  
Interior General 
We operated a representative sampling of the windows. All windows were not checked for proper 
functioning, cracked or broken glass, or for the presence or condition of screens. This inspection 
does not include areas that are obscured by furniture, carpets, coverings, or any other items. 
We do not perform a survey of the floors for slope or uniform elevation as part of our standard 
inspection.  
 

 
Damaged exterior basement door. 
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KITCHEN AND LAUNDRY 
Kitchen  
The kitchen fixtures and surfaces show moderate wear. The kitchen has vinyl flooring. 
The countertops show minor damage in several places. The grout between the countertop tiles is 
worn in several places. We recommend the loose grout be scraped away where possible and the 
surfaces regrouted.  
There are no shutoff valves below the sink, which is not unusual in buildings of this age. These 
valves allow easy emergency shutoff. We suggest shutoff valves (or “angle stops”) be installed as 
part of future kitchen upgrading. The sink waste piping leaks and we recommend repair.  

The electric range is not equipped with anti-tip brackets, which are typically required in new 
installations to keep ranges from tipping over and causing injury. 

The kitchen is not provided with sufficient receptacles by modern safety standards. We 
recommend adequate outlets be installed as needed for safety. 

Appliances, such as refrigerators, computers, microwave ovens, and clothes washers, typically 
have three-prong plugs and need conveniently-placed, three-hole grounded outlets. Modern 
kitchens require receptacles every four feet along countertops and within 24 inches of the sink. 
Each individual countertop area should have at least one receptacle.  
There is an ungrounded three-hole receptacle near the sink. We recommend a properly grounded 
GFCI-protected outlet be installed for safety.  
Laundry 
There is a laundry area in the basement. The laundry is equipped with a clothes washer and a 
dryer. A 240-volt outlet is provided for the clothes dryer. Operation and inspection of laundry 
equipment is beyond the scope of our inspection.  
We suggest the clothes washer hose connectors be upgraded with metal-sheathed “no-burst” types 
to reduce the potential for hose failure.  
The clothes washer standpipe is too short. The minimum length is 18 inches. We recommend the 
laundry waste piping be properly installed by a qualified plumber. 

The laundry area is not provided with a properly grounded three-hole receptacle and we 
recommend a properly grounded receptacle be provided for the laundry equipment. 

The dryer vent connector is kinked and may not function safely. We recommend it be replaced.  
We recommend the airflow at the exterior clothes dryer hood be checked periodically. Any 
significant reduction in airflow may indicate clogged vent piping, which is a potential fire hazard.  
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BATHROOM 
Bathroom 
The fixtures and surfaces in this bathroom mostly show moderate wear. 
The bathroom has a shower with ceramic tile flooring, a window for ventilation, cast iron bathtub, 
and a separate shower with ceramic tile shower walls. The shower tile grout is worn and we 
recommend it be regrouted as necessary.  
The tub surface is worn and we recommend refinishing, as needed, for a better appearance. The 
tub stopper is defective and we recommend it be repaired.  
There is a towel bar over the tub that is not suitable for use as a grab bar and may fail causing 
injury if someone in the tub used it for support. We recommend it be removed or replaced with a 
proper, safety-type grab bar.   

The cast iron sink is in generally worn condition. We recommend the sink-to-countertop 
connections be caulked for a better appearance and to prevent moisture entry. 

This bathroom has ungrounded three-hole outlets. We recommend properly grounded GFCI 
receptacles be installed.  
Bathrooms General 
Caulked joints should be checked frequently and recaulked as necessary. Proper caulking 
prevents water penetration and damage to walls and floors. Before caulk is applied, the surfaces 
should be cleaned carefully and any loose caulk should be removed. A good quality bathroom 
caulk, such as silicone, should be used. Bathrooms are areas of high humidity and special care 
should be exercised to keep them well ventilated. Windows should be left open when showering or 
bathing, and fan-powered vents should be used when available. 
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GARAGE 
Garage 
There is an attached garage at the left front. There are several large cracks in the garage floor.  
The garage has a roll-up-style vehicle door. The automatic door opening hardware was not 
connected to the door and we did not test the opener. We recommend the opener be tested once the 
door is reconnected. 
Automatic garage doors should be provided with an automatic return mechanism that reverses the 
door automatically when its downward path is obstructed. Many older openers are not provided 
with this safety feature. Modern openers have photoelectric sensors for this purpose, and these 
can be installed on most older openers to upgrade them to modern safety standards.  
The electric eye for the safety auto-reverse mechanism is too high for safe operation and we 
recommend this device be relocated to between four and six inches above the floor.  
The garage area is not provided with GFCI-protected receptacles as required in new construction. 
We recommend GFCI protection be added for greater electrical safety. 
There are several gaps in the garage fire separation surfaces. We recommend all firewall gaps be 
properly sealed.  

The surfaces between the garage and the dwelling, and on any structural walls that support rooms 
above, should should be covered with five-eighths-inch-thick, fire-rated gypsum drywall or 
equivalent. The joints between sections of drywall should be taped unless the joints are over 
framing. Any holes or openings in firewalls should be repaired. Plastic piping should not be 
installed through a firewall as it can melt from high heat and allow fire entry. Fire-rated surfaces 
might not be present between the dwelling and garage in older construction. Garages that are 
attached to residences and do not have adequate firewall protection should not be used for storing 
flammable liquids or vehicles. Fires often start in garages due to the storage of flammable liquids 
such as paint, solvents, or gasoline.  
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ENVIRONMENTAL 
Asbestos  
We observed apparent asbestos materials on the furnace and ducting. The apparent asbestos 
materials are damaged in several places and we recommend these materials be examined and 
properly abated (sealed, painted, wrapped, or removed) as necessary by a qualified contractor, or 
the furnace and ducting be replaced.  
Asbestos is found on most gas heating systems installed before 1978, in older vinyl tile flooring, in 
some acoustic ceiling tiles, in sprayed acoustic ceilings, and in various other locations. Exposure 
to asbestos may be a health hazard and should be avoided. It may be possible to significantly 
reduce or eliminate the dispersal of asbestos fibers by painting the material. Removal or 
containment of these materials should only be done by properly trained and equipped 
professionals. Contractors in various trades such as flooring, roofing, heating, plumbing, or 
electrical may require asbestos abatement at additional expense prior to performing repairs, 
replacements, or modifications. For a determination as to the need for or cost of abatement, a 
qualified asbestos abatement contractor should be retained. The presence of asbestos can only be 
determined by laboratory analysis, which is beyond the scope of our inspection. 
There are rigid floor tiles on the basement floor, which may contain asbestos. These tiles are not 
generally considered hazardous as the fibers are sealed into the material. The tiles should not be 
sanded, as sanding this may create hazardous dust. Most flooring contractors will leave these tiles 
in place when installing a new floor surface. We suggest the flooring be left undisturbed or a 
qualified abatement contractor be retained. 
Mold 
We observed apparent mold activity on the garage walls walls and several windows. We 
recommend these areas be properly cleaned, all damaged materials be removed, and these areas be 
reviewed periodically for future indications of mold activity.  
Some people are sensitive to molds and can become ill or experience mold-related health 
problems when exposed to molds in the air. Molds are a type of fungus. They grow everywhere 
and can be found in almost every room or space. The presence of elevated interior mold activity 
typically indicates excessive moisture from interior or exterior sources and insufficient ventilation. 
Mold conditions that you can see or smell should be corrected and the first step is to eliminate the 
source of moisture necessary for their growth. Mold growth can be prevented by keeping buildings 
dry. Molds can usually be removed easily from hard materials like glass or metal using a 
household cleaner. Softer materials, like sheet rock or wood, which contain cellulose, become 
food sources for mold, are difficult or impossible to clean effectively, and may need to be removed.  
Hazardous Materials 
Various potentially hazardous materials have been used in the construction of buildings over the 
years. Many naturally occurring materials and man-made building materials have been found to 
be hazardous or to have adverse environmental impact. These include but are not limited to 
asbestos, formaldehyde, molds, lead paint, electromagnetic radiation, and radon. Buried fuel 
tanks may pose an environmental hazard. Hazardous materials, product liability, and 
environmental hazards are not included in the scope of our inspection. For information about 
hazardous materials, call the Environmental Protection Agency in San Francisco at 
(415) 744-1500.  
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PRIMARY RECOMMENDATIONS 
Attic 
 1. The attic is not insulated and we recommend the attic be insulated to reduce energy costs and to 
increase comfort. 
Framing 
 2. The subfloor area framing is damaged in several places and we recommend a qualified 
structural pest control firm be consulted and repairs be made as needed by a qualified contractor. 

Subfloor Area 
 3. We recommend a qualified waterproofing or drainage contractor be retained to review lower 
level moisture entry conditions and make recommendations for the significant reduction or 
elimination of moisture in these areas.  

 4. We recommend all subfloor area debris be removed. 
Lower Level Areas  
 5. The wooden floors are damaged and we recommend they be removed or replaced. 
Foundation General 
 6. We recommend the foundation be examined by a qualified engineer to determine what 
modifications are needed to provide adequate structural support and earthquake resistance.  

Bedroom Closet Fuse Subpanel  
 7. There is overusing in this panel and we recommend proper fuses be installed by a qualified 
electrician.  

Wiring 
 8. We recommend the improper, exposed electrical connections be checked by a qualified 
electrician and a proper junction box be installed as needed. 
Electrical General 
 9. We recommend complete main and subpanel replacement be considered for greater safety and 
convenience. 

Waste Piping  
 10. We recommend the portions of the waste piping that are rusty and worn be replaced by a 
qualified plumbing contractor.   
Gas Piping 
 11. We recommend an automatic seismic shutoff valve be installed as a safety upgrade. 
Water Heater 
 12. Several aspects of the water heater installation are substandard, and we recommend complete 
review and repair or proper installation by a qualified plumber.  
Furnace  
 13. Using a combustible gas detector, we observed indications of potentially hazardous gas 
leakage at the furnace. We recommend the furnace be repaired or replaced. 

Fire Safety  
 14. We recommend smoke and carbon monoxide detectors be installed according to local 
jurisdictional requirements. 
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PRIMARY RECOMMENDATIONS (continued)  
Windows 
 15. We recommend the glass in areas of potential impact be replaced with safety glass, or 
protective safety films be applied to the glass in these areas.  

Doors 
 16. Several doors have inside key locks and we recommend these locks be replaced with thumb 
latches. 
 17. The basement exterior door is damaged and we recommend it be replaced.  

Stairways and Railings 
 18. We recommend proper railings be installed as needed for safety. 

Kitchen  
 19. The sink waste piping leaks and we recommend repair.  

Asbestos  
 20. We recommend the apparent heating system asbestos materials be examined and properly 
abated (sealed, painted, wrapped, or removed) as necessary by a qualified contractor, or the 
furnace and ducting be replaced.  

 
ENCLOSURES 

 
We have enclosed the following additional information. Please read carefully. 

•  
 
 

 
 

Thank you for using Cogley Property Inspections, LLC. If you have any questions or if we 
can be of further assistance, please do not hesitate to call us at (510) 295-8021. 

 For additional information, please visit our website at 
www.cogleyinspections.com. 

 
 


