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GENERAL INFORMATION 

 Date of Inspection:   Report Number: 
   
 2 September 2009   090209-01DS    
 
   Property Address:     Report Prepared For:    
 
 123 Anyplace Court, Sampletown Mr. I. M. Sample    
 
 Client Present:    Real Estate Agent:     
 
 Yes     Ida Sale Foryou 
 
 Age of Home:    Temperature: 
 
 Built 2006    78 Degrees  
 
 Weather Condition:   Rain in Last Three Days:   
  
 Cloudy     No  
 

EXTERIOR COMPONENTS 

1.1 CONDITION OF DRIVEWAY/SIDEWALKS/WALKWAYS 
Comments: Observed and noted typical stress/settlement cracks. Otherwise appears in good condition. 
 
1.1 Picture 1     1.1 Picture 2 
  

     
 
1.1 Picture 3 
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1.2 FENCING, GATES AND WALLS 
Comments: Gates and fencing appear in good condition.  
 
1.3 CONDITION OF PORCH AND/OR PATIO 
Comments: Observed and noted typical stress/settlement cracks present. Appears in serviceable condition.                                                          
 
1.3 Picture 1                                               1.3 Picture 2 
 

      
 
1.4 HOUSE WALL FINISH TYPE AND CONDITION 
Comments: One coat EIFS (Exterior Insulated Finish System) stucco system present. Noted typical stress cracks at 
corners of windows and doors, these do not appear to be serious or a structural problem. However, if crack becomes 
larger than the thickness of a quarter, recommend sealing crack with clear paintable caulking. Also, when painting 
the exterior, recommend using a good elastomeric paint. Noted small area of damage at side of house on exterior 
family room wall as seen in Picture 1. 
 
1.4 Picture 1     1.4 Picture 2 
 

      
 
1.5 EAVES, FASCIA, AND SOFFITS 
Comments: Eaves and fascia appear to be in good condition. No dry rot was noted during inspection. 
  
1.5 Picture 1  
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1.6 CONDITION OF EXTERIOR DOORS AND SLIDING GLASS DOORS 
Comments: Inspected and both front entry door and sliding glass door functioned properly. 
 
1.6 Picture 1     1.6 Picture 2 
 

      
 
1.7 EXTERIOR APPEARANCE OF WINDOWS AND SCREENS 
Comments: Noted eyebrow window in master bedroom was broken. Recommend replacement. See Section 13.6 for 
picture. 
 
1.8 CONDITION OF TRIM BOARDS 
Comments: Inspected and noted that separation has occurred between vinyl window frames and stucco. Again, as 
discussed in Section 1.4,  if this crack becomes larger than the thickness of a quarter, it should be sealed. 
  
 1.8 Picture 1 
 

 
 
1.9 CONDITION OF RAIN GUTTER SYSTEM 
Comments: Gutters appear to be in serviceable condition. Noted that gutter at front of home had built up residue 
from past winters. Recommend cleaning gutter system to allow for proper drainage. 
 
1.9 Picture 1     1.9 Picture 2 
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1.9 Picture 3     1.9 Picture 4 
 

      
        
1.10 DOWNSPOUT CONDITION/ADEQUATE CAPACITY 
Comments: Observed most downspouts discharge to an underground drainage system. This is the best application 
to direct water from the rear yard to the front. Recommendation is made to install splash plates at the downspout 
discharge point on those downspouts directly to earth. This will help prevent soil erosion at these areas. 
 
1.10 Picture 1     1.10 Picture 2 
 

      
      
1.11 STEPS, HANDRAILS AND GUARDRAILS 
Comments: None present at exterior of home. 
 
1.12 EXTERIOR ELECTRICAL OUTLETS, LIGHTS AND SWITCHES 
Comments: All outlets functioned properly and tested for correct wiring. All outlets, switches and lights functioned 
properly. Outlets are GFCI protected. However, noted that weatherproof cover was missing at outlet at rear patio. 
Recommend installing new weather proof cover. 
 
1.12 Picture 1 
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1.13 RENOVATIONS AND ADDITIONS 
Comments: None noted. 
 
1.14 SITE AND OTHER OBSERVATIONS 
Comments: Site appears to be in good condition. No damp, wet or sunken areas present. 
 

LANDSCAPING OBSERVATIONS 

 
2.1 GRADING AND DRAINAGE 
Comments: Yard appears to be properly graded in order to direct water away from foundation of home.  
 
2.2 SHRUBS AND TREES IN CLOSE PROXIMITY OF HOME 
Comments: Trees and shrubs appear to be properly trimmed back away from structure of home. It is recommended 
that shrubs be trimmed a minimum of 1 foot away from home and tree limbs and branches be trimmed a minimum 
of 4 feet away from roofing materials in order to prevent possible damage to siding and/or roof covering.  
   
2.3 PRESENCE OF IRRIGATION SYSTEM/SPRINKLERS  
Comments: Noted that sprinkler system was present for irrigation with an automatic timer. 

STRUCTURAL COMPONENTS 

 
3.1 CONDITION OF FOUNDATION WALLS OR SLAB 
Comments: Reviewed and appears in good condition with no crack or heaving present. 
 
 Foundation Type:     Floor Structure:                            
Slab on Grade & Wood Stem    Concrete Slab/TJI Floor Trusses   
       
Wall Structure:       Ventilation: 
Wood Framing     Floor venting  
            
3.2 UNDERFLOOR SUPPORT SYSTEM 
Comments: Inspected and found engineered TJI floor trusses present supporting kitchen, breakfast and dining areas. 
Main portion of home is slab on grade concrete. However, noted that some fiberglass batting has fallen out of place 
at walls to conditioned space. Recommend securing fiberglass batting into proper position. 
 
 
3.2 Picture 1     3.2 Picture 2 
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3.2 Picture 3     3.2 Picture 4 
 

     
 
 
3.3 CONDITION OF UNDERFLOOR ELECTRICAL 
Comments: Inspected and noted that Romex electrical conductor was not properly supported. Recommend 
reattaching every 4 ½ feet. 
 
3.3 Picture 1 
  

 
 
  
3.4 BEARING WALLS STRAIGHT, SAGGING OR BULGING 
Comments: Inspected and walls appear to be straight and true. 
 
3.5 CONDITION OF ROOF STRUCTURE  
Comments: Inspected and found roof structure in solid condition when walked. Noted small amount of sag or sway 
due to shear wall in kitchen holding roof framing rigid while allowing rafter framing members to deflect due to 
loads imposed by building materials. This is relatively normal and should not be considered a structural issue. 
 
Roof Type:        Roofing Material:   
Gable      Concrete Slate Tile    
             
3.5 Picture 1     3.5 Picture 2 
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 3.5 Picture 3     3.5 Picture 4 
 

     
 
       
3.6 NUMBER OF ROOF COVERINGS  
Comments: One present. 
 
3.7 CONDITION OF ROOF COVERING (Damage/Moss/Decay/Rot) 
Comments: Inspected and found roof covering to be in good condition. Only one cracked roofing tile was noted. 
Recommend application of roofing mastic to crack in order to prevent any possibility of leakage into attic. This 
crack is located at back patio cover about 4 rows up. 
  
3.7 Picture 1 
      

 
      
 
3.8 CONDITION OF ROOF FLASHING/VALLEY JOINTS 
Comments: All flashing and valley joints appear to be in serviceable condition. Recommend maintaining valley 
gutters clean of debris in order to allow water to properly flow. If not kept clear, water could be dammed up in 
gutter, resulting in leakage into attic. 
 
3.8 Picture 1      3.8 Picture 2 
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3.8 Picture 3 
 

   
 
3.9 CONDITION OF ROOF MOUNTED STRUCTURES 
Comments: Inspected and noted where plumbing vents penetrate through roof jack, these areas, as seen in pictures 
below, should be sealed with roof mastic, caulking, taping or rubber vent bonnets to prevent moisture from entering 
into attic area. Roof mounted structures include vent stacks, roof vents, chimneys, skylights, etc… 
 
3.9 Picture 1     3.9 Picture 2 
 

      

FIREPLACE 

4.1 TYPE OF FIREPLACE/WOOD BURNING STOVE 
Comments: Fireplace is a direct vent appliance (Superior) and functioned properly when operated.   
 
4.1 Picture 1      
      

      
    
4.2 CONDITION OF FIREBOX/FIREBRICKS 
Comments: Firebox is an integral part of the appliance and appears in serviceable condition. 
 
4.3 IS DAMPER OPERATIONAL 
Comments: Damper is an integral part of the appliance and remains in a fixed, open position. 
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4.4 CONDITION OF HEARTH, MANTLE AND COVER 
Comments: Inspected and appears to be in serviceable condition. 
 
4.5 CONDITION OF FIREPLACE LINER 
Comments: We do not inspection chimney flues or liners this must be done by a licensed chimney sweep. However 
since fireplace is an appliance, this is not required. 
 
4.6 TYPE AND CONDITION OF CHIMNEY STRUCTURE, SIDING AND CROWN 
Comments: Chimney type is a manufactured direct vent flue and appears in serviceable condition. 
 
4.6 Picture 1      
 

       
 
4.7 CONDITION OF CHIMNEY FLASHING 
Comments: Inspected and appears in serviceable condition. 
  
4.8 DOES CHIMNEY EXTEND TWO FEET ABOVE ROOF SURFACE FROM TEN FEET AWAY 
Comments: Not applicable.  
 
4.9 IS THERE A SPARK ARRESTOR OR RAIN COVER PRESENT ON CHIMNEY 
Comments: Yes 
 

ATTIC/INSULATION 
 
5.1 POINT OF ENTRANCE TO ATTIC  
Comments: Two points of access for attic are available located in 1st in upstairs hall bathroom and in 1st upstairs 
bedroom. 
  
5.2 TYPE OF ATTIC INSULATION/R-VALUE 
Comments: Inspected and found blown in fiberglass insulation with fiberglass batting on cathedral ceiling walls. 
There was approximately 14 inches of insulation with an overall ‘R’ value of approximately 40.  
 
5.2 Picture 1 blown in fiberglass                                    5.2 Picture 2 fiberglass batts 
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5.3 TYPE OF ROOF CONSTRUCTION  
Comments: Engineered trusses present. No damaged or broken framing members noted.  
 
5.3 Picture 1     5.3 Picture 2 
      

      
      
5.3 Picture 3     5.3 Picture 4 
 

      
 
5.4 ANY DAMAGE OR SIGNS OF LEAKAGE TO ROOF STRUCTURE FRAMING 
Comments: Inspected and none noted. 
 
5.5 ATTIC VENTILATION TYPE  
Comments: Attic ventilation appeared to be adequate.  
 
5.5 Picture 1 Eave Venting     5.5 Picture 2 Gable End Venting 
 

      
 
5.6 DO EXHAUST DUCTS AND/OR PLUMBING VENTS TERMINATE IN ATTIC 
Comments: Inspected and found all duct work and plumbing vents discharge to exterior of home. 
  
5.7 ATTIC CLEAR OF EXCESS DEBRIS 
Comments: Inspected and found attic to be clean. 
 
5.8 CONDITION OF ELECTRICAL WIRING IN ATTIC 
Comments: Inspected and no unsafe electrical wiring noted in attic. 
 



 
Spiva Property Inspection                                                                   www.spivainc.com 

13 
Serving Central California 

 Call 209-769-5068 or 209-761-9060 

 
 

GARAGE 

6.1 TYPE OF GARAGE DOOR AND MATERIAL 
Comments: Roll-up metal doors present on garage.   
 
6.2 OPERATION OF GARAGE DOOR OPENER AND/OR GARAGE DOOR 
Comments: No garage door opener was present. However garage door opened and closed properly when operated. 
 
6.2 Picture 1     6.2 Picture 2 
 

    
   
 
6.3 CEILING MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
6.4 WALL MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
6.5 FLOOR MATERIAL AND CONDITION 
Comments: Concrete flooring present with typical stress/settlement cracks noted.  
 
6.6 CONDITION OF EXTERIOR MAN-DOOR 
Comments: Inspected and found in serviceable condition.  
 
6.7 CONDITION AND PROPER FIRE RATING OF INTERIOR ENTRY DOOR FROM GARAGE  
Comments: Inspected and found garage door to be solid and properly rated for fire separation requirements. Door is 
also self-closing as required.   
 
6.8 IS INTERIOR ENTRY DOOR FROM GARAGE ABOVE GARAGE FLOOR LEVEL 
Comments:  Yes 
 
6.9 PROPER FIRE SEPARATION MAINTAINED BETWEEN GARAGE, HOME AND ATTIC 
Comments: Inspected and found required sheetrock present on ceiling and walls with no damage noted to material 
to invalidate separation rating.   
 
6.10 GARAGE INTERIOR OUTLETS, SWITCHES AND LIGHTS 
Comments:  Inspected and tested all outlets for functionality and correct wiring. All outlets, switches and lights 
functioned properly. All non-dedicated outlets are GFCI protected.  
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KITCHEN    

7.1 KITCHEN 
Comments: Inspected 
 
7.1 Picture 1 
 

 
 
 
7.2 CEILING MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
7.3 WALL MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
7.4 FLOOR MATERIAL AND CONDITION 
Comments: Linoleum flooring was present and appeared in serviceable condition.  
 
7.5 WINDOW(s) 
Comments: Inspected and windows functioned properly. However noted windows over sink area were wobbly 
when opening or closing. Windows are easily removed from frame and may be missing a tension roller at bottom of 
these windows.  
 
7.6 CABINETRY MATERIAL AND CONDITION 
Comments: Inspected and found wood cabinets which functioned properly when operated.  
 
7.7 COUNTERTOP MATERIAL AND CONDITION 
Comments: Tile countertops present and appear in serviceable condition. 
 
7.8 ELECTRICAL OUTLETS, SWITCHES AND LIGHTS 
Comments: Inspected, outlets functioned properly and tested for correct wiring. All switches and lights functioned 
properly. All non-dedicated outlets are GFCI protected. 
 

KITCHEN APPLIANCES 

 
8.1 MANUFACTURER AND FUNCTIONALITY OF COOKTOP/OVEN 
Comments: Inspected and found range with oven present which was manufactured by GE. Appliance functioned 
properly when operated. 
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8.1 Picture 1           
  

 
       
 
8.2 MANUFACTURER AND FUNCTIONALITY OF EXHAUST FAN/LIGHT 
Comments: Inspected and found exhaust fan by GE integrated with microwave oven. Exhaust fan functioned 
properly. However, light did not work, most likely caused by faulty light bulb. See picture in Section 8.3. 
 
8.3 MANUFACTURER AND FUNCTIONALITY OF BUILT-IN MICROWAVE 
Comments: Inspected and found GE microwave unit present. Appliance functioned properly when tested and 
operated. 
 
8.3 Picture 1 
 

 
 
8.4 MANUFACTURER AND FUNCTIONALITY OF DISHWASHER  
Comments: Inspected and noted GE dishwasher present. Appliance was ran through cycle and appeared to function 
properly with no leaks evident. 
 
8.4 Picture 1 
 

 
 
8.5 MANUFACTURER AND FUNCTIONALITY OF GARBAGE DISPOSAL 
Comments: Inspected and found In-Sink-Erator (Badger) type disposal present. Unit functioned properly when 
tested.  
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8.5 Picture 1 
 

 
 
8.6 MANUFACTURER AND FUNCTIONALITY OF REFRIGERATOR 
Comments: None present. 
 
8.7 MANUFACTURER AND FUNCTIONALITY OF TRASH COMPACTOR 
Comments: None present. 
 

LAUNDRY 
 

9.1 LOCATION AND CONDITION OF LAUNDRY FACILITIES 
Comments: Laundry room is located of downstairs hallway leading to garage. Laundry connections appeared to be 
in serviceable condition. However, noted drain line present from wall which is apparently to be used for a future 
deep sink (Picture 2). 
 
9.1 Picture 1     9.1 Picture 2 
  

      
       
9.2 CEILING MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
9.3 WALL MATERIAL AND CONDITION 
Comments:  Inspected and found sheetrock present with no cracks or damage noted..         
 
9.4 FLOOR MATERIAL AND CONDITION 
Comments: Linoleum flooring was present and appeared in serviceable condition. 
 
9.5 FUNCTIONALITY OF WINDOW(s) 
Comments: No windows present in laundry room.  
 
9.7 DRYER POWER SOURCE 
Comments: Inspected and found gas or electrical service available for dryer.  
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9.8 DRYER VENT/EXHAUST 
Comments:  Inspected and noted metal exhaust vent which penetrates through wall and underfloor to exterior of 
home.       
 
9.9 IS EXHAUST FAN PRESENT 
Comments: Yes and functioned properly when operated.  
 
9.10 ELECTRICAL OUTLETS, SWITCHES AND LIGHTS 
Comments:  Inspected, outlets functioned properly and tested for correct wiring.  All switches and lights functioned 
properly. 
 
 

DINING/BREAKFAST AREA 
 
10.1 DINING ROOM 
Comments: Inspected 
 
10.1 Picture 1 Formal Dining    10.1 Picture 2 Breakfast Area 
 

     
 
 
10.2 CEILING MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
10.3 WALL MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
    
10.4 FLOOR MATERIAL AND CONDITION 
Comments: Inspected and noted carpet in dining area and linoleum in breakfast area.  Both floorings appear in 
serviceable condition.  
 
10.5 FUNCTIONALITY OF WINDOWS 
Comments:  Inspected and windows functioned properly. 
 
10.5 ELECTRICAL OUTLETS, SWITCHES AND LIGHTS 
Comments:  Inspected, outlets functioned properly and tested for correct wiring. All switches and lights functioned 
properly. 

LIVING/FAMILY ROOM 

 
11.1 LIVING/FAMILY ROOM 
Comments: Inspected  
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11.1 Picture 1 living      11.1 Picture 2 family 
 

      
       
11.2 CEILING MATERIAL AND CONDITION 
Comments:  Inspected and found sheetrock present with no cracks or damage noted. 
 
11.3 WALL MATERIAL AND CONDITION 
Comments: Inspected and noted that bull nose metal bead was not prepared properly and sheetrock texture is 
peeling off. This is not a structural issue but rather a craftsman issue. These conditions exist at several areas 
throughout home. Recommend removing flaked texture and installing mesh over bull nose, apply sheetrock mud and 
then texture once dry. Picture 1 below is in living room area.  
 
11.3 Picture 1 
 

  
    
11.4 FLOOR MATERIAL AND CONDITION 
Comments: Inspected and observed carpet present in both rooms. These appear in relatively good condition and are 
serviceable. 
 
11.5 FUNCTIONALITY OF WINDOWS 
Comments: Inspected and functioned properly. However, same conditions exist as in kitchen with window frame 
being wobbly when opening and closing.  
 
11.5 ELECTRICAL OUTLETS, SWITCHES AND LIGHTS 
Comments:  Inspected and tested for correct wiring. All outlets, switches and lights functioned properly. 

HALLWAY/STAIRS 

 
12.1 HALLWAY/STAIRS 
Comments: Reviewed 
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12.1 Picture 1     12.1 Picture 2 
 

      
 
 
12.2 CEILING MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
12.3 WALL MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
    
12.4 FLOOR MATERIAL AND CONDITION 
Comments: Carpet present in hallways and appears in serviceable condition. 
 
12.5 FUNCTIONALITY OF WINDOW(s) 
Comments:  No windows present in hallway. 
 
12.6 CONDITION OF STAIR RAILINGS, BALUSTER AND GUARDRAILS 
Comments: Inspected and found railing, guardrails and baluster to be in sound condition. 
 
12.7 ELECTRICAL OUTLETS, SWITCHES AND LIGHTS 
Comments: Inspected, outlets functioned properly and tested for correct wiring. All switches and lights functioned 
properly. 

BEDROOMS 

 
13.1 BEDROOMS 
Comments: Inspected 
 
13.1 Picture 1 Master Bedroom    13.1 Picture 2 Downstairs Bedroom 
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13.1 Picture 3 1st Upstairs Bedroom    13.1 Picture 4 2nd Upstairs Bedroom 
 

    
 
          
13.2 CEILING MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
13.3 WALL MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
    
13.4 FLOOR MATERIAL AND CONDITION 
Comments: Carpet is present in all bedrooms and appears to be in serviceable condition. 
 
13.5 FUNCTIONALITY OF ENTRY DOORS/CLOSET DOORS 
Comments: Inspected and noted entry doors to downstairs bedroom and 1st upstairs bedroom did not close and latch 
properly. Recommend adjusting strike plate to allow door to latch. Most closet doors were bi-pass type and 
functioned properly.  Standard hollow core door present at master closet. 
 
13.6 FUNCTIONALITY OF WINDOWS 
Comments: Inspected and noted that eyebrow window in master bedroom was broken as seen in picture below. 
Recommend removal and installation of new window.  Most windows are wobbly and easily removed, similar to 
those located in kitchen. 
 

  
  
 
13.7 ELECTRICAL OUTLETS, SWITCHES AND LIGHTS 
Comments:  Inspected, outlets functioned properly and tested for correct wiring. All switches and lights functioned 
properly. 

BATHROOMS 

14.1 BATHROOMS 
Comments: Reviewed 
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14.1 Picture 1 Master Bathroom    14.1 Picture 2 Upstairs Hall Bathroom 
 

      
 
14.1 Picture 3 Downstairs Bathroom 
 

 
       
14.2 CEILING MATERIAL AND CONDITION 
Comments: Inspected and found sheetrock present with no cracks or damage noted. 
 
14.3 WALL MATERIAL AND CONDITION 
Comments:  Sheetrock.  Inspected and noted what appears to be surface mold present in upstairs hallway bathroom. 
Recommend cleaning using a spore kill type cleaner. Fan functioned properly in bathroom and should remain on for 
approximately 10 minutes after shower or tub has been used to expel moisture from room. 
 
14.3 Picture 1 
 

 
    
14.4 FLOOR MATERIAL AND CONDITION 
Comments: Inspected and noted linoleum present and in serviceable condition. 
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14.5 CONDITION OF BASEBOARDS AND CAULKING  
Comments: Inspected and baseboards were in good condition and no caulking is needed at this time at tub/shower 
enclosures or at base of toilets. 
 
14.6 FUNCTIONALITY OF DOORS 
Comments: Inspected and all doors closed and latched properly. 
 
14.7 FUNCTIONALITY OF WINDOW(s) 
Comments:  Inspected and only window present was in master bedroom. This window functioned properly 
however, again it was wobbly when opened and closed. 
 
14.8 CONDITION OF CABINETS AND COUNTERTOPS 
Comments: Inspected and found left sink in upstairs hallway bathroom in need of caulking at tile countertop. 
 
14.8 Picture 1 
 

 
 
14.9 ELECTRICAL OUTLETS, SWITCHES, FANS AND LIGHTS 
Comments: Inspected, outlets functioned properly and tested for correct wiring.  GFCI outlets present in all 
bathrooms.  All switches, fans, and lights functioned properly. 

WATER HEATER AND PLUMBING COMPONENTS 

15.1 LOCATION OF WATER HEATER  
Comments: Water heater located in laundry room in water heater closet. Picture 2 below indicates thermostat 
control for temperature of water. Picture 3 on following page is discharge drain for TPR (Temperature Pressure 
Relief).  This should be extended to within 6” of ground to avoid possible scalding if TPR is activated. 
 
15.1 Picture 1     15.1 Picture 2 
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15.1 Picture 3 
 

 
 
 
15.2 MANUFACTURER, CAPACITY AND TYPE OF WATER HEATER 
Comments: Water heater is manufactured by A.O. Smith with a capacity of 50 gallons and is gas fired. 
 
15.3 ARE HOT AND COLD WATER LINES INSULATED/WRAPPED 
Comments: Not required since unit is in conditioned space. 
 
15.4 ARE SEISMIC STRAPS PRESENT AND SECURE ON WATER HEATER 
Comments: Yes 
 
15.5 CONDITION OF KITCHEN AND BATHROOM SINK BASE/PLUMBING COMPONENTS 
Comment: Reviewed and appear in serviceable condition. 
 
15.6 DO SHOWER/TUB AND SINK PLUMBING DRAIN PROPERLY 
Comments: All drains functioned properly, no drains appeared to be plugged and no leaks noted at time of 
inspection. 
 
15.7 ARE ANGLE STOPS PRESENT UNDER KITCEHN/BATHROOM SINKS 
Comments: Yes 
 
15.8 CONDITION AND FUNCTIONALITY OF SINK/SHOWER/TUB FAUCETS  
Comments: Inspected and noted that shower head in upstairs hallway was leaking at head. New shower head is 
needed as seal is no longer tight fitting. Also shower head in downstairs bathroom had low water pressure which 
may indicate that shower head needs to be cleaned. 
 
15.8 Picture 1 
 

 
 
15.9 CONDITION AND FUNCTIONALITY OF STOP VALVES AT SINKS/SHOWERS/TUBS  
Comments: Inspected and all stop valves functioned properly. 
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15.10 CONDITION AND FUNCTIONALITY OF TOILETS 
Comments: Inspected and all toilets functioned properly. 
 
15.11 ARE PLUMBING VENT PIPES PRESENT 
Comments: Appears proper amount of venting is present. 
 
15.12 CONDITION OF UNDERFLOOR PLUMBING COMPONENTS  
Comments: Underfloor plumbing appears to function properly under kitchen area. Remainder of plumbing is under 
slab or in between floors and cannot be reviewed.         
 
15.13 OVER-ALL WATER PRESSURE 
Comments: Water pressure appeared to be adequate. Water system is called a Van Guard System. Each fixture is 
controlled at manabloc as seen in picture below. This provides the ability to shut off individual fixtures for repair 
without shutting water off to the entire home. 
 
15.13 Picture 1 
 

 
 
15.14 ANY LEAKS NOTED ON WATER SUPPLY OR WASTE LINES 
Comments: No leaks were noted on water or plumbing lines. Arrow in Picture 1 is location of water shut off to 
home. 
 
15.14 Picture 1 
 

 
 

ELECTRICAL PANEL/GAS/LP METER 

16.1 CONDITION OF MAIN SERVICE PANEL 
Comments: Reviewed and appears in serviceable condition. 
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Manufacturer:   Type of Panel:   Type of Disconnect: 
Cutler Hammer   Circuit    Breakers  
 
            
                   Service Entrance Conductors:               Panel Capacity:  
                   Underground Service                 200 Amps                                                                                  
        
         
16.1 Picture 1     16.1 Picture 2 
 

    
 
     
16.2 LOCATION OF ELECTRICAL SERVICE PANEL 
Comments: Electrical meter located on north side of garage.  
 
16.3 IS A MAIN DISCONNECT SWITCH/BREAKER PRESENT 
Comments: Yes as seen in 16.1 Picture 1 above. 
 
16.4 ARE CIRCUITS CLEARLY LABELED ON PANEL 
Comments: Panel is properly labeled. 
 
16.5 ANY UNSAFE OR IMPROPER WIRING PRESENT  
Comments: None noted at panel during review. 
 
16.6 LOCATION AND CONDITION OF GAS METER 
Comments: Gas meter located on north side of garage wall next to electrical meter. Arrow indicates location of gas 
shut off.  
 
16.6 Picture 1 
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HEATING, VENTING, AIR CONDITIONING COMPONENTS 

 
17.1 LOCATION, CONDITION AND FUNCTIONALITY OF HEATING UNIT(s)  
Comments: Heating unit is located in attic by access hatch. Heating unit appears in serviceable condition and 
functioned properly when operated.  
 
17.1 Picture 1 
 

 
 
17.2 MANUFACTURER, TYPE AND POWER SOURCE OF HEATING UNIT(s) 
Comments: Heating unit is produced by Gibson and is a gas fired forced air unit. 
 
17.3 LOCATION, CONDITION AND FUNCTIONALITY OF AIR CONDITIONING UNIT(s)  
Comments: Coil/condensing unit is located by back patio and appears in serviceable condition. It is recommended 
that the cooling fins should be cleaned by washing every couple of years. Unit functioned properly when tested 
providing the proper air differential between the return air and supply air. Picture 2 below is where refrigerant lines 
enter underfloor area. It is recommended keeping this opening properly sealed. 
 
17.3 Picture 1     17.3 Picture 2 
 

     
   
17.4 MANUFACTURER, TYPE AND POWER SOURCE OF AC UNIT(s) 
Comments: Unit is manufactured by Gibson and is part of a split system for heating and cooling. Power source is 
electric. 
 
17.5 CONDITION OF HVAC DUCTWORK AND REGISTERS 
Comments: Reviewed and all resisters were supplying air while HVAC unit was in operation. However, as seen in 
17.5 Picture 1 on following page, register in kitchen is not properly secured in place. Recommend installing molly or 
butterfly type screws to properly secure register. 
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17.5 Picture 1 
 

 
 
17.6 CONDITION AND FUNCTIONALITY OF THERMOSTAT 
Comments: Operated and thermostat responded properly to commands. 
 

MISCELLANEOUS ITEMS 

 
18.1 FUNCTIONALITY OF DOOR BELL 
Comments: Door bell functioned properly. 
 
18.2 FUNCTIONALITY OF SMOKE DETECTORS 
Comments: Smoke detectors functioned properly when tested. Recommend replacing batteries on a yearly schedule 
to ensure detectors continue to operate properly. 
 
18.3 CONDITION OF WEATHERSTRIPPING AT EXTERIOR ENTRY DOORS 
Comments: Inspected and noted that weatherstripping at interior door from garage has been damaged and needs to 
be replaced in order to maintain a proper seal.  
 
18.3 Picture 1 
 

 
 
18.4 PRESENCE OF SWIMMING POOL/SPA 
Comments: No swimming pool present. 
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SUMMARY OF SIGNIFICANT ISSUES 

 
Home appears in sound condition with a few minor issues that should be attended too. Items which require attention 
or repair can be found in comments that follow on next page.  Recommendation for repair or course of action, along 

with pictures, can be found in referenced section. 

EXTERIOR COMPONENTS 

1.4 HOUSE WALL FINISH TYPE AND CONDITION 
Comments: One coat EIFS stucco system present. Noted typical stress cracks at corners of windows and doors, 
these do not appear to be serious or a structural problem. However if crack becomes larger than the thickness of a 
quarter then it would be recommend to seal crack with clear paintable caulking. When painting the exterior a good 
elastomeric paint would be recommended. Noted small area of damage at side of house on exterior family room wall 
as seen in Picture 1. 
1.7 EXTERIOR APPEARANCE OF WINDOWS AND SCREENS 
Comments: Noted eyebrow window in master bedroom was broken. Recommend replacement. See Section 13.6 for 
picture. 
1.8 CONDITION OF TRIM BOARDS 
Comments: Inspected and noted that separation has occurred between vinyl window frames and stucco. Again, if 
this crack becomes larger that the thickness of a quarter then this crack should be sealed. 
1.9 CONDITION OF RAIN GUTTER SYSTEM 
Comments: Gutters appear to be in serviceable condition. Noted that gutter at front of home had residue from past 
winters present. Recommend cleaning gutter system to allow for proper drainage. 
1.10 DOWNSPOUT CONDITION/ADEQUATE CAPACITY 
Comments: Observed most downspouts discharge to an underground drainage system. This is the best application 
to direct water from the rear yard to the front. Recommendation is made to install splash plates at the downspout 
discharge point on those downspouts directly to earth. This will help prevent soil erosion at these areas. 
1.12 EXTERIOR ELECTRICAL OUTLETS, LIGHTS AND SWITCHES 
Comments: All outlets functioned properly and tested for correct wiring. All outlets, switches and lights functioned 
properly. Outlets are GFCI protected. However, noted that weatherproof cover was missing at outlet at rear patio. 
Recommend installing new weather proof cover. 

STRUCTURAL COMPONENTS 

3.2 UNDERFLOOR SUPPORT SYSTEM 
Comments: Inspected and found engineered TJI floor trusses present supporting kitchen, breakfast and dining areas. 
Main portion of home is slab on grade concrete. However, noted that some fiberglass batting has fallen out of place 
at walls to conditioned space. Recommend securing fiberglass batting into proper position. 
3.3 CONDITION OF UNDERFLOOR ELECTRICAL 
Comments: Inspected and noted that Romex electrical conductor was not properly supported. Recommend 
reattaching every 4 ½ feet. 
3.7 CONDITION OF ROOF COVERING (Damage/Moss/Decay/Rot) 
Comments: Inspected and found roof covering to be in good condition. Only one cracked roofing tile was noted. 
Recommend application of roofing mastic to crack in order to prevent any possibility of leakage into attic. This 
crack is located at back patio cover about 4 rows up. 
3.9 CONDITION OF ROOF MOUNTED STRUCTURES 
Comments: Inspected and noted where plumbing vents penetrate through roof jack, these areas, as seen in pictures 
below, should be sealed with roof mastic, caulking, taping or rubber vent bonnets to prevent moisture from entering 
into attic area. Roof mounted structures include vent stacks, roof vents, chimneys, skylights, etc… 
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KITCHEN 

7.5 WINDOW(s) 
Comments: Inspected and windows functioned properly. However noted windows over sink area were wobbly 
when opening or closing. Windows are easily removed from frame and may be missing a tension roller at bottom of 
these windows.  

KITCHEN APPLIANCES 

8.2 MANUFACTURER AND FUNCTIONALITY OF EXHAUST FAN/LIGHT 
Comments: Inspected and found exhaust fan by GE integrated with microwave oven. Exhaust fan functioned 
properly. However, light did not work, most likely caused by faulty light bulb. See picture in Section 8.3. 

LAUNDRY 

9.1 LOCATION AND CONDITION OF LAUNDRY FACILITIES 
Comments: Laundry room is located of downstairs hallway leading to garage. Laundry connections appeared to be 
in serviceable condition. However, noted drain line present from wall which is apparently to be used for a future 
deep sink (Picture 2). 

LIVING/FAMILY ROOM 

11.3 WALL MATERIAL AND CONDITION 
Comments: Inspected and noted that bull nose metal bead was not prepared properly and sheetrock texture is 
peeling off. This is not a structural issue but rather a craftsman type issue. These conditions exist at several areas 
throughout home. Recommend removing flaked texture and installing mess over bull nose, apply sheetrock mud and 
then texture once dry. Picture 1 is in living room area.  
11.5 FUNCTIONALITY OF WINDOWS 
Comments: Inspected and functioned properly. However, same conditions exist as in kitchen with window frame 
being wobbly when opening and closing.  

BEDROOMS 

13.5 FUNCTIONALITY OF ENTRY DOORS/CLOSET DOORS 
Comments: Inspected and noted entry doors to downstairs bedroom and 1st upstairs bedroom did not close and latch 
properly. Recommend adjusting strike plate to allow door to latch. Most closet doors were bi-pass type and 
functioned properly.  Standard hollow core door present at master closet. 
13.6 FUNCTIONALITY OF WINDOWS 
Comments: Inspected and noted that eyebrow window in master bedroom was broken as seen in picture below. 
Recommend removal and installation of new window.  Most windows are wobbly and easily removed, similar to 
those located in kitchen. 

BATHROOMS 

14.3 WALL MATERIAL AND CONDITION 
Comments:  Sheetrock.  Inspected and noted what appears to be surface mold present in upstairs hallway bathroom. 
Recommend cleaning using a spore kill type cleaner. Fan functioned properly in bathroom and should remain on for 
approximately 10 minutes after shower or tub has been used to expel moisture from room. 
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14.8 CONDITION OF CABINETS AND COUNTERTOPS 
Comments: Inspected and found left sink in upstairs hallway bathroom in need of caulking at tile countertop. 

WATER HEATER AND PLUMBING COMPONENTS 

15.1 LOCATION OF WATER HEATER  
Comments: Water heater located in laundry room in water heater closet. Picture 2 below indicates thermostat 
control for temperature of water. Picture 3 on following page is discharge drain for TPR (Temperature Pressure 
Relief).  This should be extended to within 6” of ground to avoid possible scalding if TPR is activated. 
15.8 CONDITION AND FUNCTIONALITY OF SINK/SHOWER/TUB FAUCETS  
Comments: Inspected and noted that shower head in upstairs hallway was leaking at head. New shower head is 
needed as seal is no longer tight fitting. Also shower head in downstairs bathroom had low water pressure which 
may indicate that shower head needs to be cleaned. 

HEATING, VENTING, AIR CONDITION COMPONENTS 

17.3 LOCATION, CONDITION AND FUNCTIONALITY OF AIR CONDITIONING UNIT(s)  
Comments: Coil/condensing unit is located by back patio and appears in serviceable condition. It is recommended 
that the cooling fins should be cleaned by washing every couple of years. Unit was not tested due to outside air 
temperature being below 65 degrees at time of inspection.  Operating AC system at such temperatures could result in 
permanent damage to compressor motor.  Picture 2 below is where refrigerant lines enter underfloor area. It is 
recommended keeping this opening properly sealed. 
17.5 CONDITION OF HVAC DUCTWORK AND REGISTERS 
Comments: Reviewed and all resisters were supplying air while HVAC unit was in operation. However, as seen in 
17.5 Picture 1 on following page, register in kitchen is not properly secured in place. Recommend installing molly or 
butterfly type screws to properly secure register. 

MISCELLANEOUS ITEMS 

18.3 CONDITION OF WEATHERSTRIPPING AT EXTERIOR ENTRY DOORS 
Comments: Inspected and noted that weatherstripping at interior door from garage has been damaged and needs to 
be replaced in order to maintain a proper seal.  
 
 
 
 
 
 
 
 
 
 
 
This report is copyrighted by Spiva Property Inspection (We/Us/Our) and is prepared exclusively for the Client(s) named 
above. Ownership of this report is retained by us. Agents are specifically advised that transfer to any other potential buyer 
or another agent is prohibited—to do so would be a violation of U.S. Copyright laws. Without Our written permission, the 
“Summary of Significant Issues” (and only that portion of this report) may be presented to the property owner or their 
agent for the purpose of sale negotiations in relation to the client(s) named above. If the client(s) named above fails to 
purchase the property, no other person may use this report for any reason. 
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INVOICE 

 

 
Residential/Commercial  Inspection 

 

 
 
Spiva Property Inspection  
649 Kingfisher Court 
Merced, CA 95340 
209-769-5068 or 209-761-9060 
Inspected By:  Don & Joshua Spiva  

Client:      I. M Sample                                                                       
Address:  123 Anyplace Court, Sampletown                                                                                                        
Realtor:    Ida Sale Foryou                                                                                                         
Job #:        090209-01DS     

 

 

Inspection Fee:  $360.00 

Service Price Amount Sub-Total 
Heated Sq Feet 2,001 - 3,000 $325.00 1 $325.00 
Crawl Space Inspection Fee $35.00 1 $35.00 

 

 

Total Price $360.00 

Payment Method: Cash 
Payment Status: Paid In Full 
Note:  Thank You 
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THE CalNACHI STANDARDS OF PRACTICE 
SECTION ONE: GRADING & DRAINAGE 

Positive grading and drainage are essential to the welfare of a property, and are usually the primary concern of architects and builders. Moisture can deteriorate most surfaces, 
and the ideal site will be graded to conduct water away from a building. In fact, the ideal building will be surrounded by hard surfaces that slope way from the exterior walls, the 
interior floors will be several inches higher than the exterior grade, and the building will have gutters and downspouts and a system of drainage designed to prevent any 
moisture from threatening the foundation or the interior space. Unfortunately, many properties do not meet this ideal, conditions on most can generally be improved, and all 
need to be monitored and maintained to prevent damage. Also, inspectors cannot see inside area drains and do not water-test them, but they can become blocked by debris, 
occluded by silt, and damaged by movement. Therefore, buyers should question sellers about the functionality of any such system, have it serviced by a specialist, or assume 
the risk of having a system that does not function well and the damage that could result.  

The inspector IS required to report on: 

1.   The overall gradient of the lot, such as being graded toward the street, etc. 
2.   The visible condition of hard surfaces, drainage channels, area drains, and    related components. [Gutters are referenced under Roof: Section Four]. 
3.   Areas where moisture might adversely affect a primary structure.  

The inspector IS NOT required to report on: 

1.    Geological conditions, the type of soil, or its ability to percolate. 
2.    Concealed or subterranean drainage components. 
3.    The functionality of a drainage system and its components, including sump pumps, which often confirm existing or anticipated drainage problems. 
4.    Grading and drainage on condominium or planned urban development communities (PUD’s). 

SECTION TWO: FOUNDATION 

All foundations are dependent on the soil beneath them for support, but soils are not uniform. Some that might appear to be firm and stable can liquefy and become unstable 
during seismic activity. Also, expansive soils can expand to twice their volume with the influx of water and move structures with relative ease, raising and lowering them and 
cracking slabs and other hard surfaces. Regardless, foundations are not uniform, and conform to the structural standard of the year in which they were built. Therefore, the 
inspector will identify the foundation type and report on any evidence of significant deformation. However, cracks or deteriorated surfaces in foundations are common. In fact, it 
would be rare to find a raised foundation wall that is not cracked or deteriorated in some way, or a slab foundation that did not include some cracks concealed beneath the 
carpeting and padding. Regardless, CalNACHI inspectors cannot predict the future performance of any structure or its foundation, regardless of its age or type.  

The inspector IS required to report on: 

1.  The generic foundation type, such as slab-on-grade or raised. 
2.  Condition of crawlspaces with built-in [engineered] access. 
4.  The generic type of crawlspace ventilation. 
5.  The generic type of insulation and vapor retarders. 
6.  Cracks in hard surfaces, sloping floors, or un-square openings. 

 
The inspector IS NOT required to report on: 

1.   Any crawlspace area alleged to be inaccessible or unsafe. 
2.   The structural adequacy of foundation hardware (bolts and anchors), or the appropriate size and span of framing members [an engineering analysis]. 
3.   The absence of insulation and vapor retarders [a variable standard]. 
  

  

SECTION THREE: EXTERIOR 

It is important to maintain a property, including painting or sealing walls, walkways, decks, and other hard surfaces, because the cost of renovating a property will always exceed 
that of having maintained it. Regardless, it is particularly important for homeowners to keep building walls sealed, because they provide the primary barrier against the elements. 
Unsealed cracks at sill-plates and around windows, doors, and thresholds can permit moisture intrusion. Unfortunately, the evidence of such intrusion can be concealed by a 
coat of fresh paint and may only become obvious during rains or when water ponds, which is the primary reasons why a CalNACHI inspection should not be misinterpreted as a 
form of warranty or guarantee. 

The inspector IS required to report on: 

1.  The condition of building walls, or disclaim with explanation. 
2.  The condition of wood trim, and/or other building material. 
3.  The generic type and condition of windows. 
4.  The condition of exterior doors and sliders. 
5.  Impact-glazing [tempered glass], when the identifying mark is clearly visible. 
5.  The condition of attached structures, including but not limited to: porches and stoops, decks, steps, handrails, balconies, guardrails, carports, and patio covers, 

unless disclaimed in the standards or a report. 
6.  The condition of the yard walls, fences, and gates. [See also 15.2]. 
7.  Any vegetation that encroaches on a primary structure. 

 



 
Spiva Property Inspection                                                                   www.spivainc.com 

33 
Serving Central California 

 Call 209-769-5068 or 209-761-9060 

 

 

The inspector IS NOT required to report on: 

1.  Automatic or remotely controlled gates and their safety mechanisms. 
2.  Easements or boundaries, rear and side yard set-backs, or encroachments to same 
3.  Ancillary structures, including but not limited to: stables, barns, and storage sheds.  
4.   Wood destroying organisms, unless licensed and authorized to do so. 
5.   Tree houses, play structures, and recreational apparatus. 
6.   Handicapped access compliance: ADA (American Disabilities Act). 
7.   Funiculars or similar mechanical contrivances and modes of transport.  
8.   Window shutters, storm shutters, security shutters, awnings and screens. 
9.   Engineered [retaining] walls. 
10. Engineered barriers, seawalls, or docks. 
11. The hermetic seal of dual-glazed windows. 
12. Flashings and moisture barriers, concealed beneath building walls. 
13. Decorative lights and low-voltage lighting. 
14. Landscaping, including but not limited to trees, bushes, and plants. 
15. Landscape accessories, including but not limited to fountains, ponds, bird- baths, statuary, pots, concrete benches, and decorative arbors. 
16. Environmental contaminants, including but not limited to asbestos, lead and lead-based paint, radon, electromagnetic radiation, and elevated decibel levels, or 

noise pollution. 

SECTION FOUR: ROOF & ATTIC 

There are many roof types, and every roof will wear differently relative to its age, the number of its layers, the quality of its material, the method of its application, its exposure to 
direct sunlight or other prevalent weather conditions, and the quality and regularity of its maintenance. Regardless of its design-life, every roof is only as good as the waterproof 
membrane beneath it, which is concealed and cannot be examined without removing the roofing material, and this is equally true of almost all roofs. In fact, the material on the 
majority of pitched roofs is not designed to be waterproof only water-resistant. However, what remains true of all roofs is that, whereas their condition can be evaluated, it is 
virtually impossible for anyone to detect a leak except as it is occurring or by specific water tests, which are beyond the scope of the inspection and disclaimed. The inspector 
may walk the surface of a roof in order to inspect it and its components, but may inspect it by other means if the roof cannot be safely accessed, due to its height, weather 
conditions, or if the roofing material could be damaged by foot traffic. 

Attics should be well-insulated and, in most cases, well-ventilated. However, the quality of each will vary from region to region, and has become more stringent with the passage 
of time. The specific identification of insulating materials is beyond the scope of an inspection, but consumers need to be aware than some old insulating materials may contain 
asbestos and other potential carcinogens or environmental contaminants.  

The inspector IS required to report on: 

1.   The method used to evaluate the roof. 
2.   The generic type of roofing material, such as fiberglass shingle, etc. 
4.   The visible condition of the roof. 
5.   The visible condition of gutters and other drainage components. 
6.   Areas where drainage is indirect: design-flaw. 
7.   The seal of roof penetrations (flashings). 
8.   The attic access point, and the method used to evaluate the attic. 
9.   The visible condition of the attic and related components. 
10. The generic type and approximate thickness of the attic insulation. 
11. The generic type and provision for ventilation. 
12. Any evidence of bird, rodent, or animal activity within the attic. 

The inspector IS NOT required to report on: 

1.    The fact that a roof may or may not leak. 
2.    The remaining life-expectancy of any roofing material. 
3.    The cause or causes of defects. 
4.    Any component that is not roof-related, including solar panels, weather-vanes, satellite dishes, antennae, lightning rods, etc. 
5.    Insulating material, other than in a generic sense: cellulose, bat, etc. 

 

SECTION FIVE: CHIMNEYS 

The inspection of masonry chimneys, factory-built chimneys, and free-standing, wood-burning fireplaces is purely visual, and referred to by industry specialists as a level-one 
inspection. Level-one inspections should not to be confused with level-two and level-three inspections, which are conducted by licensed specialists who have knowledge of fire-
codes and chimney specifications, and involve dismantling components and/or investigations with specialized equipment, such as video-cameras. 

The inspector IS required to report on: 

1.   The specific chimney type, when discernible. 
2.   The chimney’s compliance with the 3-2-10 drafting rule. 
3.   The condition of the walls, termination cap, crown, and visible flue. 
4.   The type and condition of the seals (flashings). 
5.   The condition of the firebox, hearth, and surround. 
6.   The condition of the damper and its components. 
7.   The condition of the log-starter, ornamental fire, etc. 
  

The inspector IS NOT required to report on: 

1.    Any part of a chimney that cannot be viewed or safely accessed. 
2.    The ability of a chimney to draft well. 
3.    The cause or causes of defects and deficiencies. 
4.    The future performance of any chimney type.  
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SECTION SIX: PLUMBING 

Plumbing systems have common components, but they are not uniform. In addition to fixtures, these components include gas pipes, water pipes, pressure regulators, pressure 
relief valves, shut-off valves, drain pipes, vent pipes, and water-heating devices. The water pressure in pipes is commonly confused with water volume, or functional flow, but 
whereas high volume may be desirable high pressure is not. In fact, whenever street pressure exceeds eighty pounds per square inch (PSI) a regulator is required, which 
typically comes factory preset between forty-five and sixty-five PSI. Regardless, consumers need to understand that leaks will occur in any system and particularly a system with 
older pipes or one in which a regulator fails and high pressure is able to stress the washers and diaphragms of components.       

Waste and drainpipes are also not uniform, and range from a modern ABS type [acrylonitrile butadiene styrene] to older types made of cast-iron, galvanized steel, clay, and 
even a cellulose material that has been coated with tar (Orangeburg pipe). The condition of drainpipes is usually directly related to their age. Older ones are subject to damage 
through decay and root or seismic activity, whereas ABS ones are virtually impervious to damage. However, inasmuch as significant portions of drainpipes are concealed, 
inspectors can only infer their condition by observing the draw at drains. Nonetheless, blockages and leaks will occur in the life of any system. Shower pans leak and must be 
flood-tested, but this is the responsibility of licensed pest-control inspectors and beyond the scope of the inspection. [See Section 12]. Regardless, blockages and leaks in main 
sewer pipes are common and are costly to repair or replace, and for this reason we sensibly disclaim responsibility for evaluating the concealed portions and strongly 
recommend that buyers arrange to have the main sewer pipe video-scanned, or accept the risk of any damage that might occur.     

The inspector IS required to report on: 

1.  The location of emergency shut-off valves: gas, water, electricity, oil, etc. 
2.  The type and condition of the exposed supply and drain pipes. 
3.  The functional flow of the water pipes, and the draw at drains. 
4.  The approximate age, capacity, and condition of water heating devices, and confirm the presence of pressure temperature relief valves, similar safety devices, 

and seismic constraints. 

The inspector IS NOT required to report on: 

1.   Any deactivated fuel supply (water, gas, or oil), or dysfunctional igniters. 
2.   The temperature settings on water heaters, or regulate to prevent scalding. 
3.   Wells or storage tanks, unless licensed and authorized to do so. 
4.   Whether a sewage system is public or private. 
5.   Sewage ejection systems.  
6.   The presence or location of cleanouts, main sewer pipe or otherwise. 
7.   Private sewage systems, unless licensed and authorized. 
8.   Water circulating devices and/or their timers. 
9.   Water softeners or water purification devices. 
10. Washers and dryers, their supply pipes, valves, and drain pipes. 
11. Shut-off valves that are not in daily use. 
13. The purity of the potable water supply. 
14. Lawn sprinkler systems. 
15. Fire-sprinkler systems. 
16. The life-expectancy of any system, component, or appliance. 

SECTION SEVEN: ELECTRICAL 

There are a wide variety of electrical systems with an even wider variety of components, and any one particular system may not conform to current standards or provide the 
same degree of service and safety. What is most significant about electrical systems however is that the National Electrical Code (NEC) is not retroactive, and therefore many 
electrical systems do not comply with the latest safety standards. It is important to remember that electricity is dangerous, and is best evaluated by a specialist and not a 
generalist. Inspectors are generalists, and do not perform load-calculations to see if the supply equals the demand, nor remove circuit breakers or cover plates to inspect 
concealed components. Therefore, in the interests of safety, every electrical deficiency and recommended upgrade should be regarded as a potential safety-hazard that should 
be serviced as soon as conveniently possible by a licensed specialist. 

The inspector IS required to report on: 

1.  The type and condition of the service entrance. 
2.  The size of the main service: voltage and amperage. 
3.  The emergency accessibility of the panel. 
4.  The visible condition of the circuit breakers. 
5.  The visible condition of the wiring and connections. 
6.  The presence of single-strand aluminum wiring within a panel. 
7.  The way in which the panel is grounded. 
8.  The condition of sub-panels, in the manner enumerated, 1 through 7, above. 
9.   A representative sample of lights, switches, and outlets. 
  

The inspector IS NOT required to report on: 

1.     Any system or component that has been deactivated. 
2.     The GFCI or AFCI function of breakers and outlets. 
3.   Any component that poses either a perceived danger to the inspector or a potential for property damage. 
4.   Perform a load-calculation, or guarantee that the supply meets the demand. 
5.   Confirm compliance with current codes. (The NEC is not retroactive). 
6.   Evaluate security systems. 
7.   Evaluate hardwired smoke detectors. (See 10.4). 
8.   Evaluate computerized or low voltage equipment. 
9.   Evaluate electrical emergency back-up equipment. 
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SECTION EIGHT: HEATING & COOLING 

The components of most heating and air-conditioning systems in California have a design-life ranging from ten to twenty years, depending on the climate zone and the extent of 
their use, but can fail prematurely with poor maintenance. Inspectors test and evaluate them in accordance with the standards of practice, which means that they do dismantle 
any of the following concealed components: heat exchangers, also known as the fireboxes or combustion chambers, electronic air-cleaners, humidifiers, and in-line duct motors 
or dampers. Similarly, they do not pressure-test components, and will not reverse the cycle on a heat pump if doing so might damage a coil. However, from the point of view of 
safety, you need to be aware that even the most modern fossil-fuel-burning systems can produce carbon monoxide, which in a sealed or poorly ventilated room can result in 
sickness, debilitating injury, and even death. Therefore, it is essential that any recommendation that is made for service or a second opinion be performed by a specialist, who 
might reveal additional defects or recommend some upgrades that could affect your evaluation of the system(s). 

The inspector IS required to report on: 

1. The type and fuel-use of the system. 
2. The functionality of the system, using the thermostat or conventional controls. 
3. The functionality, and not the quality, of a system and its components. 
4. The presence of combustion-air and vents of fossil-fueled appliances. 
5. The visible portions of the distribution system, including ducts and pipes. 
6. The generic type of insulation on the ducts, plenum, etc. 
7. The point at which condensation is discharged. 
  

The inspector IS NOT required to report on: 

1.  Any system that has been shut-down. 
2.  The adequacy of amperage, tonnage, or compliance with California Environmental Resources Evaluation System (CERES). 
3.   The cause or causes of defects or deficiencies.  
6.   Any component that requires dismantling, other than removing inspection cover panels. 
7.   The calibration, or programming, of thermostats. 
8.   The uniformity of the air-flow or distribution. 
9.   Thru-wall or thru-window heating and cooling units. 
10. Fuel storage tanks and their components, unless licensed and authorized. 
11. Solar, radiant heat, or geothermal heat-pump systems. 
12. The condition of in-slab or concealed ducts. 
13. Humidity control devices, and electronic, or electrostatic filters. 
14. The life-expectancy of a system or its components. 
  

SECTION NINE: LIVING QUARTERS 
  
Cracks around windows and doors confirm movement, commonly due to wood shrinkage, settling, or seismic activity, and can reappear, and particularly if they are not repaired 
well. Such cracks may only have a cosmetic significance but can become the subject of disputes, and are best evaluated by specialists. Similarly, there are a number of 
environmental pollutants that could be present but not identified during an inspection, and particularly if a residence was built prior to 1978, but which could be revealed by a 
specialist. In addition, there are a host of contaminants, such as that from moisture penetrating carpet-covered cracks in floor slabs, as well as odors from household pets and 
cigarette smoke that can permeate walls, carpets, heating and air conditioning ducts, and other porous surfaces, and which can be difficult to eradicate. However, inasmuch as 
the sense of smell adjusts rapidly, and the sensitivity to such odors is not uniform, consumers are advised to make this determination for themselves, and particularly if they or a 
family member suffers from allergies or asthma. 

The inspector IS required to report on: 

1.     The visible condition of floors, walls, ceilings, closets, and attached cabinetry. 
2.     The condition of stairs, handrails, and guardrails. 
3.     A representative sampling of windows and doors. 

The inspector IS NOT required to report on: 

1.      Cosmetic imperfections or the wear-and-tear associated with time and use. 
2.      Any area concealed by rugs, carpets, furniture, or similar items. 
3.      Curtains, window treatments, or wall hangings. 
4.      Computerized systems or controls. 
5.      Intercoms, audio or media systems. 
6.      Elevators, dumb-waiters, or other means of mechanical transport. 
7.      Low-voltage systems. 
8.      Security systems. 
9.      The possibility of moisture intrusion. 
10.   Indoor air quality, unless licensed and authorized to do so. 
11.   Systems that are designed to mitigate environmental contaminants. 

SECTION TEN: SLEEPING QUARTERS 
  
The threat of fire and carbon monoxide poisoning (the silent killer) is greatest when people are asleep. Unfortunately however, several proven methods of combating these 
threats are not mandated. For instance, arc-fault interrupters and hardwired smoke detectors have only recently been mandated for new construction, and carbon monoxide 
detectors are still not required in most jurisdictions. And although CalNACHI standards do not supersede local, regional, and national standards, consumers are urged to take 
whatever means necessary to safeguard themselves, including having these important devices installed and practicing an emergency evacuation of sleeping quarters, and 
particularly with children and the elderly.   

The inspector IS required to report on: 

1.      The visible condition of floors, walls, ceilings, and closets. 
2.      The adequacy of light and ventilation. 
3.      The adequacy for an emergency exit and egress. 
4.      The adequate separation from a garage. 
5.      The presence or absence of smoke detectors. 
6.      The condition of doors, floors, walls, ceilings, and windows. 
 
 



 
Spiva Property Inspection                                                                   www.spivainc.com 

36 
Serving Central California 

 Call 209-769-5068 or 209-761-9060 

The inspector IS NOT required to report on: 

1.     Cosmetic imperfections or the wear-and-tear associated with time and use. 
2.     Sleeping quarters that fail to meet conditions 1 through 4, above. 
3.     The functionality of smoke and carbon-monoxide detectors. 
4.     Cosmetic imperfections or the wear-and-tear associated with time and usage. 

SECTION ELEVEN: KITCHENS 

Kitchen appliances are tested for their functionality, and not for their performance or the variety of their settings and cycles, and only built-in appliances are tested, which does 
not include refrigerators. However, any appliance older than ten years is likely to exhibit decreased efficiency. Also, many older gas and electric ranges are not anchored and 
can be tipped, by a child climbing on an open oven door, for instance, and should therefore be confirmed to be secure and otherwise child-safe. 

The inspector IS required to report on: 

1.    The condition of the floor, walls, ceiling, windows, and doors. 
2.    The functionality of built-in appliances, unless disclaimed. 
3.    Faucets and drains and report on their functional flow and draw. 
5.    The ground fault capacity of countertop outlets. 
6.    Confirm that island countertops are secure. 

The inspector IS NOT required to report on: 

1.    Cosmetic imperfections or the wear-and-tear associated with time and use. 
2.    Curtains, window treatments, or wall hangings. 
3.    Free-standing appliances. 
4.    Countertop or cabinetry lights, which are not built-in. 
5.    Dumb-waiters or similar mechanical devices. 
6.    The future performance of any appliance. 

SECTION TWELVE: BATHROOMS 

A significant amount of accidents occur in bathrooms, usually due to wet and slippery floors, and less often because of hazardous conditions involving water and electricity. 
However, safety is a truly personal responsibility that consumers should accept not only for themselves but for dependant family members, such as children and the elderly. It is 
important, therefore, to follow all recommendations for safety upgrades. 

The inspector IS required to report on: 

1.    The condition of the floor, walls, ceiling, windows, and doors. 
2.    Faucets and the drains in sinks, tubs, hydro-spas and showers. 
3.    Toilets and bidets, but not their shut-off valves. 
4.    The ground fault protection of countertop outlets. 
5.    The ground fault protection of hydro-spas. 
6.    The presence of impact glazing where appropriate. 

The inspector IS NOT required to report on: 

1.    Flood-test showers or guarantee the integrity of shower pans. 
2.    Cosmetic deficiencies, mineral stains on enclosures, fixtures, etc. 
3.    Temperature regulating devices. 
4.    Steam showers and their components. 
5.    Saunas and their components.  

SECTION THIRTEEN: LAUNDRY FACILITIES 

Dryer vents have been responsible for many house fires, injuries, and even deaths. The best dryer vents are smooth-walled and rigid and extend no more than six feet to an 
exterior location. Water poses less of a threat, but washing machines should be installed over drain-pans plumbed to the exterior, and washing machine hoses should be a 
resilient braided stainless steel, as opposed to the older rubber type, and this is particularly important in locations where a leak or overflow could cause damage. 

The inspector IS required to report on: 

1.   The condition of the floor, walls, ceiling, windows, doors, and cabinets. 
2.   The provision for hot and cold water, fuel for a dryer, and a gas dryer’s capacity to vent to the exterior or to an approved location. 

The inspector IS NOT required to report on: 

1.     Cosmetic imperfections or the wear-and-tear associated with time and use. 
2.     The functionality of washers and dryers. 
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SECTION FOURTEEN: GARAGES 

Many fires begin in attached garages and spread inside residences, due in large measure to the presence of volatile fluids and the flash-ignition of vapors. For these reasons, 
attached garages should have ventilation ports, firewalls, self-closing and fire-rated house entry doors, and ground fault protected outlets. On a different subject, moisture 
intrusion is common in garages. This typically appears as efflorescence (salt crystal formations) on slabs and the short stem walls surrounding slabs, which is activated by 
moisture. However, inasmuch as the majority of residential garages are built on-grade and are subject to moisture intrusion, this is be anticipated. It is essential, therefore, to 
monitor a garage during the rainy season and to keep storage items raised above the slab floor. 

The inspector IS required to report on: 

1.    The condition of the slab, walls, windows, etc. 
2.    The generic type of garage door(s).  
3.    A garage door that is heavy and, therefore, potentially dangerous. 
4.    Hardware, and confirm that springs have safety cables. 
5.    Garage door openers and confirm their auto-reversing capacity. 
6.    The presence of a plaster firewalls in attached garages. 
7.    House entry doors and their fire-rating and self-closing capacity. 
9.    Confirm that wall outlets are ground fault protected.  

The inspector IS NOT required to report on: 

1.    Areas that are obstructed, by vehicles, or storage items, etc. 
2.    The adequate accommodation for all vehicles. 
3.    Storage facilities added after the initial construction. 
4.    Common curing cracks in slabs, or salt-crystal formations [efflorescence].  

SECTION FIFTEEN: POOLS & SPAS [AN OPTIONAL SERVICE] 

Pools and spas do leak, but this may be impossible to confirm without the use of specialized equipment. However, it could become apparent from secondary evidence during 
the inspection, which is purely visual. Regardless, the owner or the occupant of a property would be aware that the water level drops regularly and must be topped off, and this 
should be disclosed. Unusually high water bills could reveal this, but only a pressure test of the pipes, a dye test of cracks, or a geo-phone test of specific areas would confirm it, 
which is beyond CalNACHI standards and disclaimed as a function of the inspection. 

            The inspector IS required to report on: 

1.  The generic type of pool/ spa being evaluated. 
2.  The pool/spa enclosure, including gates and doors that give pool/spa access. 
4.  The pool/spa deck and its drainage system.  
5.  The visible condition of the shell and tiles. 
6.  The condition of the visible portions of skimmers, pipes, valves, filters, heaters, motors, and blowers. 
7.   The ground fault protection of pool and spa lights. 
8.   The appropriate bonding of metal equipment or adjacent metal objects. 
9.   The presence of a service disconnect switch. 
10. The ground fault protection of service outlets. 
  

The inspector IS NOT required to report on: 

1.      The structural integrity of a pool or spa. 
2.      Cosmetic deficiencies such as chemical and/or mineral stains. 
3.      The condition of surfaces that are obscured by wind action or chemically imbalanced water. 
4.      The life expectancy or future performance of the equipment. 
5.      Pool and spa covers: mechanized, solar, or otherwise. 
6.      Solar heat systems. 
7.      The calibration of timer controls. 
8.      Equipment dispensing bromide or chlorine. 
9.      Low-voltage or remote-control systems 
10.   The adequacy of water volume or turbulence at the spa jets. 
11.   The backwash function of filters. 
12.   Ancillary components, such as waterfalls, fountains, or water spouts. 
13.   Diving boards or water slides, other than to recommend removing them.  

   
 
 
 

 


