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General Information 
 
We appreciate the opportunity to conduct this inspection for you!   Please carefully read your entire Inspection
Report.  Call us after you have reviewed your report, so we can go over any questions you may have. 
Remember, when the inspection is completed and the report is delivered, we are still available to you for any
questions you may have, throughout the entire closing process.
 
Properties being inspected do not "Pass" or "Fail.” -  The following report is based on an inspection of the
visible portion of the structure; inspection may be limited by vegetation and possessions.  Depending upon the
age of the property, some items like GFCI outlets may not be installed; this report will focus on safety and
function, not current code. This report identifies specific non-code, non-cosmetic concerns that the inspector
feels may need further investigation or repair.
For your safety and liability purposes, we recommend that licensed contractors evaluate and repair any
critical concerns and defects.  Note that this report is a snapshot in time. We recommend that you or your
representative carry out a final walk-through inspection immediately before closing to check the condition of
the property, using this report as a guide.
 
 
What We Inspect:
 
All references to location in this report are as if you are looking at the home from the front. Left, back and
right side of the house are from that perspective. A Home Inspection is a non-invasive visual examination of a
residential dwelling, performed for a fee, which is designed to identify observed material defects within specific
components of said dwelling.  Components may include any combination of mechanical, structural, electrical,
plumbing, or other essential systems or portions of the home, as identified and agreed to by the Client and
Inspector, prior to the inspection process. A home inspection is intended to assist in evaluation of the overall
condition of the dwelling. The inspection is based on observation of the visible and apparent condition of the
structure and its components on the date of the inspection and not the prediction of future conditions.
 
A home inspection will not reveal every concern that exists or ever could exist, but only those material defects
observed on the day of the inspection. A material defect is a condition with a residential real property or any
portion of it that would have a significant adverse impact on the value of the real property or that involves an
unreasonable risk to people on the property. The fact that a structural element, system or subsystem is near, at
or beyond the end of the normal useful life of such a structural element, system or subsystem is not by itself a
material defect. An Inspection report shall describe and identify in written format the inspected systems,
structures, and components of the dwelling and shall identify material defects observed. Inspection reports may
contain recommendations regarding conditions reported or recommendations for correction, monitoring or
further evaluation by professionals, but this is not required.
 
YOUR REPORT
 
This report will describe the components of the house, to include positive comments as well as areas of concern
or noted deficiencies. Minor deficiencies that are not urgent, but we want to bring to your attention are listed
in each section with the MAINTENANCE, MONITOR or CORRECT in CAPS with recommendations for the
finding. We detail more urgent deficiencies in Red. All of these are listed both in the inspection section and in
the summary section at the end of the report. These items should have immediate attention to prevent damage
or further safety risk depending on the situation. We recommend a licensed expert be brought in to further
evaluate, make recommendations/needed repairs of Red findings.
 
 
REPORT LIMITATIONS
 
 The report is intended only as a general guide to help the client make his own evaluation of the overall
condition of the home and is not intended to reflect the value of the premises, nor make any representation as
to the advisability of purchase. The report expresses the personal opinions of the inspector, based upon his
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visual impressions of the conditions that existed at the time of the inspection only.
 
 
The inspection and report are not intended to be technically exhaustive, or to imply that every component was
inspected, or that every possible defect was discovered. No disassembly of equipment, opening of walls, moving
of furniture, appliances or stored items, or excavation was performed. All components and conditions which by
the nature of their location are concealed, camouflaged or difficult to inspect are excluded from the report. The
inspection is performed in compliance with generally accepted standard of practice, a copy of which is
available upon request. In the case of a pre-listing inspection-Castle Guard Home Inspections speaks only to
the conditions at the time of inspection and is not responsible for any changes/alterations/repairs after
inspection date. If repairs are completed, please have all sub-contractors to provide proof of work that was
performed, this will need to be turned over to the buyer in the event of closing. Each subcontractor is
responsible for the quality and warranty on the work that they performed at the property.
 
 
Systems and conditions which are not within the scope of the inspection include, but are not limited to:
formaldehyde, lead paint, asbestos, toxic or flammable materials, and other environmental hazards; pest
infestation, playground equipment, efficiency measurement of insulation or heating and cooling equipment,
internal or underground drainage or plumbing, any systems which are shut down or otherwise secured; water
wells (water quality and quantity) zoning ordinances; intercoms; security systems; heat sensors; privately
provided water/sewage systems (including wells), cosmetics or building code conformity. Due to standards
currently set forth, we are unable to do "invasive testing" which includes (but is not limited to) removal of
covers from HVAC systems to view internal components and puncturing wood to test for moisture/insect
damage. A moisture termite inspection is always recommended, as we are not experts and can only speak to
the conditions viewed at time of inspection. Any general comments about these systems and conditions are
informational only and do not represent an inspection.
 
The inspection report should not be construed as a compliance inspection of any governmental or non-
governmental codes or regulations. The report is not intended to be a warranty or guarantee of the present or
future adequacy or performance of the structure, its systems, or their component parts. This report does not
constitute any express or implied warranty of merchantability or fitness for use regarding the condition of the
property and it should not be relied upon as such. Any opinions expressed regarding adequacy, capacity, or
expected life of components are general estimates based on information about similar components and
occasional wide variations are to be expected between such estimates and actual experience.
 
We certify that our inspectors have no interest, present or contemplated, in this property or its improvement
and no involvement with trades people or benefits derived from any sales or improvements. To the best of our
knowledge and belief, all statements and information in this report are true and correct.
 
Should any disagreement or dispute arise as a result of this inspection or report, it shall be decided by
arbitration and shall be submitted for binding, non-appealable arbitration to the American Arbitration
Association in accordance with its Construction Industry Arbitration Rules then obtaining, unless the parties
mutually agree otherwise. In the event of a claim, the Client will allow the Inspection Company to inspect the
claim prior to any repairs or waive the right to make the claim. Client agrees not to disturb or repair or have
repaired anything which may constitute evidence relating to the complaint, except in the case of an emergency.
Castle Guard Home Inspections
 
1. Client Information
In Attendance: Client present, Buyer Agent present, Selling Agent present

2. Home Type
Ranch Style

3. Climate Conditions
Weather: Rainy
Temperature (F): 50-60
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 * Roof & Gutters

 

4. Water Source
Water Source: Public
Sewage Disposal: Public

5. Occupancy
Occupancy: Occupied - Furnished

Although not required to, we generally attempt to evaluate various roof types by walking on their surfaces. If
we are unable or unwilling to do this for any reason, we take great care in evaluating the system thoroughly
through every aspect available to us at time of inspection. Every roof will wear differently relative to its age,
number of layers, quality of material, method of application, exposure to weather conditions, and the regularity
of its maintenance. We can only offer an opinion of the general quality and condition of the roofing material.
Roof surfaces and materials over 10 years old are subject to issues that may arise; those include but are not
limited to those associated with age. Maintenance and general repairs can be performed and may prolong the
life of the existing materials, however larger repairs or replacement may be necessary at any time.
 
The inspector cannot and does not offer an opinion or warranty as to whether the roof leaks or may be subject
to future leakage. The waterproof membrane beneath roofing materials is generally concealed and cannot be
examined without removing the roof material. Although roof 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 our service. Even water stains on ceilings or on framing within attics will not necessarily confirm an
active leak without some corroborative evidence, and such evidence can be deliberately concealed. We
evaluate every roof conscientiously, but we will not predict its remaining life expectancy, or guarantee that it
will not leak. Naturally, the sellers or the occupants of a residence will generally have the most intimate
knowledge of the roof and of its history. Therefore, we recommend that you ask the sellers about it, and that
you either include comprehensive roof coverage in your home insurance policy, or that you obtain a roof
certification from an established local roofing company. We do not inspect attached accessories including by
not limited to solar systems, antennae, and lightning arrestors.
1. Roof Covering:
1.1. Types of Roof Covering:  3-Tab fiberglass.  Approximately 1 year old

1.2. Viewed from:  Ladder, from ground with binoculars and attic.

1.3. Roof Ventilation:  Ridge vents / Soffit Vent / Mechanical fan

1.4. Roof Structure Type: Gable
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 * Exterior  Building Envelope

 

2. Gutters & Downspouts:
2.1. No major gutter or downspout system concerns were observed at the time of inspection.

2.2. Maintenance Tip:  Keep gutters cleared of leaves and pine needles or other organic debris to prevent downspouts
from being clogged causing gutters to overflow. Ensure that all downspouts have extensions/splash blocks to carry
water away from the foundation.  Keeping water away from the foundation is very important to preserving the structure.

2.3. While not a serious finding, the back gutter sags in the middle and holds water.  This could weaken the gutter if
both downspouts are blocked and water builds up.  Weight could make gutter fall off.

2.4. Recommend a qualified roofer or handyman realign the gutter for positive drainage to the downspouts.

Gutter sags in middle of the house

3. Roof Penetrations:
3.1. Roof penetrations include Heating Vent (Chimney), PVC vent pipes, and power attic ventilator. All  flashing and
boots appear serviceable.

3.2. Flashing and drip edge all appear serviceable.

3.3. Flashing against walls are in good condition.

Heating Vent-Chimney

All structures are dependent on the soil beneath them for support, but soils are not uniform. Some that appear
to be firm and solid can become unstable during seismic activity or may expand with the influx of water,
moving structures with relative ease and fracturing slabs and other hard surfaces.  In accordance with our
standards of practice, we identify foundation types and look for any evidence of structural deficiencies.
However, minor cracks or deteriorated surfaces are common in many foundations and most do not represent a
structural problem. If major cracks are present along with bowing, we routinely recommend further evaluation
be made by a qualified Class A contractor or structural engineer.
 

Definition
Polyvinyl chloride, which is used in the manufacture of white plastic pipe typically used for water supply lines.

Definition
Drip edge is a metal flashing applied to the edges of a roof deck before the roofing material is applied. The metal may be galvanized steel, aluminum (painted or not), copper and possibly others.
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All exterior grades should allow for surface and roof water to flow away from the foundation. All concrete
floor slabs experience some degree of cracking due to shrinkage in the curing process. In most instances floor
coverings prevent recognition of cracks or settlement in all but the most severe cases. However, we are not
specialists, and in the absence of any major defects, we may not recommend that you consult with a foundation
contractor, a structural engineer, or a geologist, but this should not deter you from seeking the opinion of any
such expert.  We also routinely recommend that inquiry be made with the seller about knowledge of any prior
foundation or structural repairs.
 
As to the exterior walls/trim, some areas may not be visible due to gutters etc... if this is the case, we are not
responsible for those areas which we cannot view (example-slab foundations).  The chimney should be
cleaned/evaluated by a licensed chimney expert before first use to insure proper operation.
 
1. Exterior Doors:
1.1. Caulking and flashing around doors is satisfactory

1.2. Reset screen door on back patio door.  It is falling off the guide.

1.3. Recommend repainting wood trim around door where paint is worn off.  Lack of paint will lead to the wood rotting
and require much more maintenance and repair.

Front Door Screen door off track - back sliding door Paint on wood trim peeling

2. Windows:
2.1. Most windows and trim are in serviceable condition.

2.2. Cracked window glass and damaged screen on back window.  Recommend repair/replacement of broken glass for
safety.

2.3. Monitor Caulking around all windows to preclude water from entering through the window opening.

Yellow arrow - Crack   Red arrow hole in screen Typical window



* Exterior  Building Envelope Continued

  Castle Guard Home Inspections 555 Lake Lane, Stafford

Page 6 of 29

 
 * Grounds & Out-Structures

 

3. Siding & Trim:
3.1. Exterior Wall covering Material:  Vinyl siding & trim.  Wood trim around doors.

3.2. Siding is generally in serviceable condition.  Two holes were seen in the siding (See photo)  Recommend repair by
a qualified craftsman.

3.3. Paint on door trim all around the house is peeling.  Recommend re-finishing wood trim with a qualified painter.

3.4. 2 Holes in siding.  Recommend those be repaired by a qualified handyman.

3.5. Loose siding noted on the right side of the house which is a risk that could allow water into the structure,  wind
could remove even more sections of siding creating an even bigger water intrusion risk. It also makes a pathway for
insect intrusion especially this near the ground.  RECOMMEND a qualified person secure/repair the loose siding to
eliminate the risks.

Hole in siding on right side of the house. Hole in siding - back side of the house Siding separated.

4. Eaves & Soffits:
4.1. Soffit vents noted completely around the roof perimeter.

4.2. Louvered gable vents noted

4.3. Soffit at peak on right side of house is coming out of the track.  This is not only a risk of insects getting into the attic
but wind could make the soffit panel come out entirely.  Recommend a siding contractor be brought in to make repairs.

Continuous Soffit vents Soffit separated from trim
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Inspectors shall inspect adjacent or entryway walkways, patios, and driveways; vegetation, grading, surface
drainage, and retaining walls that are likely to adversely affect the building. This inspection is not intended to
address or include any geological conditions or site stability information. We do not comment on coatings or
cosmetic deficiencies and the wear and tear associated with the passage of time, which would be apparent to
the average person. However, cracks in hard surfaces can imply the presence of expansive soils that can result
in continuous movement, but this can only be confirmed by a geological evaluation of the soil.
 
Any reference to grade is limited to only areas around the exterior of the exposed areas of foundation or
exterior walls.  We cannot determine drainage performance of the site or the condition of any underground
piping, including subterranean drainage systems and municipal water and sewer service piping or septic
systems. Decks and porches are often built close to the ground, where no viewing or access is possible. Any
areas too low to enter or not accessible are excluded from the inspection. We do not evaluate any detached
structures such as storage sheds and stables, nor mechanical or remotely controlled components such as
driveway gates. We do not evaluate or move landscape components such as trees, shrubs, fountains, ponds,
statuary, pottery, fire pits, patio fans, heat lamps, and decorative or low-voltage lighting. Any such mention of
these items is informational only and not to be construed as inspected.
1. Driveways & Walkways:
1.1. Concrete Walkway to front of house is in good condition.

2. Grading & Vegetation:
2.1. The exterior drainage is generally away from foundation which is ideal. No deficiencies noted.  Water is the number
one enemy of a house - keeping it away from the foundation is critical to a good home preservation!

2.2. Reminder: Keep shrubs trimmed away from the siding to prevent damage.

Good water run-off Good grading

3. Porch /Stoop:
3.1. Handrails Deteriorated - recommend replacement

3.2. Balusters separating from rail.  This is a safety hazard.  Recommend replacing the rails entirely.
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 * Foundation / Sturucture

 

Typical deteriorated balusters Typical deteriorated balusters

4. Deck:
4.1. Deck is missing flashing which could lead to degradation of the ledger board.

4.2. Joist holders are not properly attached.  Nails should be in each hole.  Many are missing.

4.3. Having said both of the above, because of the low height of the deck the safety risk is very low so the deck overall
is not a significant safety risk.  Not reported as RED.

Nails missing No flashing

This report describes the foundation, floor, wall, ceiling and roof structures and the method used to inspect any
accessible under floor crawlspace areas. Inspectors inspect and probe the structural components of the home,
including the foundation and framing, where deterioration is suspected or where clear indications of possible
deterioration exist. Probing is not done when doing so will damage finished surfaces or when no deterioration
is visible or presumed to exist. Inspectors are not required to offer an opinion as to the structural adequacy of
any structural systems or components or provide architectural services or an engineering or structural analysis
of any kind. Despite all efforts, it is impossible for a home inspection to provide any guaranty that the
foundation, and the overall structure and structural elements of the building is sound.
1. Foundation:
1.1. Foundation if concrete cinder blocks.

1.2. Overall condition of foundation walls is good. No issues noted at time of inspection.

1.3. The minor cracking below the vent window is a common condition and is not considered significant.   Monitor the
crack to make sure it does not grow.
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Crack in foundation.  This is typical and not a concern

2. Crawlspace:
2.1.   Entrance to the crawl space is located on the left side of the house.

2.2.   Vapor Barrier is in good condition.

2.3. Vents are in good condition overall.

2.4. Recommend adding additional sealant around foundation vents from inside the crawl space to preclude insect
access.

2.5. Insulation is generally intact and functional.  There is one location where 2 bats are falling.  Recommend repair /
reinstall to maintain energy saving function of the insulation.

Typical foundation vent Entranceto crawl space Typical insulation and supsport
structure in crawl space.

Furnace, ducts and insulation in crawl
space.  Note falling duct hangers

Falling insulation in crawlspace. Typical crawlspace vent.
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 * Interior Structure

 

Thermostatically controlled crawlspace vent louver

Interior areas usually consist of hallways, foyer, family room, living room and other open living areas.
Bathrooms, Bedrooms and Kitchens are covered elsewhere in the report.
 
 Our inspection of living space includes the visually accessible areas of walls, floors, cabinets, closets, and the
testing of a representative number of windows and doors, switches and outlets.  The client should be aware that
paint may obscure wall and ceiling defects, floor coverings may obscure floor defects, and furnishings may
obscure wall, floor and floor covering defects. If furnishings were present during the inspection, recommend a
full evaluation of walls, floors and ceilings that were previously obscured at the final walk through.
 
We do not evaluate window treatments, move furnishings or possessions, lift carpets or rugs, empty closets or
cabinets, nor comment on cosmetic deficiencies such as nail-pops, scuff marks, dents, dings, blemishes or
issues due to normal wear and  tear in wall, floor and ceiling surfaces and coverings.   We do not evaluate
security, intercom and sound systems; communications wiring; central vacuum systems; elevators or  stair lifts
 
The inspector does not test for asbestos, lead, radon, mold, hazardous waste, urea formaldehyde urethane, or
any other toxic substance  If anything suspicious is noted we will report it but a qualified expert should be
consulted if you would like further testing.
 
We may not comment on cracks that appear around windows and doors, along lines of framing members or
along seams of drywall and plasterboard. These are typically caused by minor movement, such as wood
shrinkage, common settling, and seismic activity, and will often reappear if they are not correctly repaired.
Such cracks can become the subject of disputes, and are therefore best evaluated by a specialist.
 
Determining the condition of insulated glass windows is not always possible due to temperature, weather and
lighting conditions. Check with owners for further information.
 
1. Interior Features:
1.1. Testing of smoke detectors is not included in this inspection.  Pushing the "Test" button only verifies that there is
power at the detector--either a battery or hard-wired to the house power--and not the operational workings of the
detector. The operational check is done by filling the sensor with smoke and is beyond the scope of this inspection.
Battery operated smoke alarms should be checked routinely and the batteries changed frequently.

1.2. MAINTENANCE: Periodic testing and changing batteries yearly to ensure proper Smoke Alarm operation is
required.

1.3. Old detectors. Smoke detectors last 6-10 years. Recommend replacing.

1.4. Doorbell functioned at time of inspection.

1.5. All ceiling fans operated normally when tested, at time of inspection.
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 * Kitchen

 

Typical Bedroom fan.  Also one in the
kitchen.  All operated normally at time of

inspection

Smoke Alarm, Attic entrance and return
air grill

Another bedroom ceiling fan

2. Ceilings & Walls:
2.1. Suspicious spot on ceiling in the kitchen area was noted.  Moisture reading showed very low level of moisture.
There is no water line or duct work in the attic above that location.  Roof sheathing above that area was replaced last
summer when the house was re-roofed.  Cause of moisture could not be determined.  The sheet-rock felt solid.
Recommend monitoring the spot to see if any changes occur.

2.2. Note: Spot did not show up on camera so no photo attached.

3. Floors:
3.1. Flooring materials include carpet and vinyl sheets.  All appeared serviceable at time of the inspection.

Front entry door Carpet into living room

The kitchen is used for food preparation and often for entertainment. We inspect INSTALLED kitchen
equipment using normal operating controls to activate the primary function. Installed kitchen equipment
typically include oven, range, dishwasher, sink, refrigerator, under-sink food disposal and microwave oven. 
 
Note that the inspector does not provide an estimate of the remaining life of appliances and does not determine
the adequacy of operation of appliances. The inspector does not note appliance manufacturers, models or serial
numbers and does not determine if appliances are subject to recalls. Areas and components behind and
obscured by appliances are inaccessible and excluded from this inspection.
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 * Bathrooms

 

1. Cabinetry & Counter tops:
1.1. Counter tops are laminate and appear functional.

1.2. All electrical outlets in the kitchen are protected by one of the two GFCI's in the room.  Both GFCI's were
operational at the time of the inspection.

1.3. All cabinet doors, and drawers worked at time of the inspection.

1.4. No signs of leaking under the sink.

Kitchen Overview Dishwasher connection into drain

GFCI in Kitchen Non GFCI outlet properly labeled.

2. Appliances:
2.1. Appliances were not tested. Verbal information from the owner verifies all appliances work.

Refrigerator

Definition
A special device that is intended for the protection of personnel by de-energizing a circuit, capable of opening the circuit when even a small amount of current is flowing through the grounding system.
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Bathrooms can consist of many features from jacuzzi tubs and showers to toilets and bidets. Because of all the
plumbing involved it is an important area of the house to look over. Moisture in the air and leaks can cause
mildew, wallpaper and paint to peel, and other problems. The inspector will identify as many issues as
possible, but some problems may be undetectable due to problems within the walls or under the flooring.
 
In accordance with industry standards of practice, we do not comment on common cosmetic deficiencies, and
do not evaluate window treatments, steam showers, and saunas. More importantly, we do not leak-test shower
pans. We do not operate water supply or shut-off valves for sinks, toilets, bidets, clothes washers, etc. due to
the possibility of valves leaking or breaking when operated.
 
If a shower enclosure is present, and was installed before 1968, this should be evaluated further and certified.
These enclosures are known to leak over time, and although this is not always visible at inspection it can be an
ongoing issue and cause damage if not corrected.
1. Vanity:
1.1. The hot & cold  water supplies are reversed. This is not a functional problem but to someone who is not familiar
with this condition unexpected hot water could scald them. We suggest contacting a qualified plumbing contractor to
repair.

1.2. Hot water temperature measured in the upstairs common bathroom shows 105 f.  This is good.  Max safe
temperature is 120 f

1.3. No signs of leaking under the sink.

1.4. All cabinet doors, and drawers worked at time of the inspection.

Ho and cold water control is plumbed
wrong.

Vanity in Master bath.  GFCI on right
wall

2. Toilets, Floors & Ventilation:
2.1. Functional flow testing of all fixtures in each bathroom shows very little pressure drop.  This is good.

2.2.  All sinks, tubs and showers for functional drainage.

2.3.  All toilets flushed normally and are secure to the floor.

2.4. Toilet lid cracked but does not interfere with toilet operation.
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 * Laundry

 

Entrance to master bath Cracked lid on toilet in Master bath

3. Tubs & Showers:
3.1. Faucets and shower heads all functioned normally during the inspection.

Worked normally Master Bath/shower all ok.

Dryer venting should be cleaned/maintained regularly as part of routine maintenance associated with home
ownership.
If clothes are present inside the washer/dryer at time of inspection, we are unable to test those units. We do not
determine the adequacy of washing machine drain lines, washing machine catch pan drain lines, or clothes
dryer exhaust ducts.  If a washer is not installed at time of inspection, we are unable to test the plumbing
system for proper function. Recommend having thoroughly tested when unit is installed.
1. Washer & Dryer:
1.1. Water hose connections & valve for washing machine appear functional.

1.2. No issues with the flex dryer hoses was noted. Recommend regular annual cleaning of the flex hose to assure the
duct is open.

1.3. Dryer exterior vent cover was clean.  However, the caulking has cracked which allows moisture behind the vinyl
siding and could lead to damage to the walls and foundation.  Recommend caulking be repaired / re-caulked to keep
moisture out.
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 * Attic, Insulation & Ventilation

 

Dryer Vent - clear at time of inspection Dryer Vent caulking cracked Dryer Flex hose - appears servicable.

This report describes the method used to inspect any accessible attics; and describes the insulation and vapor
retarders used in unfinished spaces when readily accessible and the absence of insulation in unfinished spaces
at conditioned surfaces. Inspectors are required to inspect insulation and vapor retarders in unfinished spaces
when accessible and passive/mechanical ventilation of attic areas, if present.
 
In accordance with our standards, we do not attempt to enter attics that have less than thirty-six inches of
headroom, are restricted by ducts, or in which the insulation obscures the joists and thereby makes mobility
hazardous, in which case we would inspect them as best we can from the access point. In regard to evaluating
the type and amount of insulation on the attic floor, we use only generic terms and approximate measurements,
and do not sample or test the material for specific identification. Also, we do not disturb or move any portion
of it, and it may well obscure water pipes, electrical conduits, junction boxes, exhaust fans, and other
components.
 
1. Attic Structure:
1.1. Attic entered for inspection through access door in hallway.

1.2. New sheathing observed in various locations throughout the attic. This is the result of repairs made on the roof last
year.  There are no visible signs of water leaks or moisture at the time of the inspection.

1.3. All vent pipes go through the attic space through the roof.  This is correct.

Attic structure and duct - looks good.
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2. Insulation:
2.1.  Attic Insulation:   Blown

2.2.  Average depth of attic insulation is approximately 11 inches.  This equates to an R-30 insulation value.

2.3. Insulation and ventilation in attic appears serviceable at time of inspection.

3. Ventilation:
3.1. Duct work in the attic is insulated and appears serviceable.

3.2. motorized exhaust fan in the attic could not be tested.  No evidence of leaks in the sheathing around it.

3.3. No evidence of moisture in the attic space.  Ventilation appears to be working acceptable.

Typical gable attic vent Thermostat located off the kitchen. Gable vent & screen

Ridge vent and new sheathing Soffit vents open. Insulation looks
sufficient
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 * HVAC
 
The inspector can only readily open access panels provided by the manufacturer or installer for routine
homeowner maintenance, and will not operate components when weather conditions or other circumstances
apply that may cause equipment damage. Temperatures of 65 degrees or lower are unsuitable for testing A/C
units, recommend having fully tested/evaluated before first use (in the spring). The inspector does not light
pilot lights or ignite or extinguish solid fuel fires, nor are safety devices tested by the inspector. The inspector
is not equipped to inspect furnace heat exchangers for evidence of cracks or holes, or inspect concealed
portions of evaporator and condensing coils, heat exchanger or firebox, electronic air filters, humidifiers and
de-humidifiers, ducts and in-line duct motors or dampers, as this can only be done by dismantling the unit. This
is beyond the scope of this inspection. Thermostats are not checked for calibration or timed functions.
Adequacy, efficiency or the even distribution of air throughout a building cannot be addressed by a visual
inspection. Have these systems evaluated by a qualified individual. The inspector does not perform pressure
tests on coolant systems, therefore no representation is made regarding coolant charge or line integrity.
 
If the outside temperature is below 65 degrees, the A/C unit is unable to be tested at time of inspection and
should be properly maintained/evaluated before first use. If your system is a heat pump type, then we are
unable to determine if heat is due to electric coils or charge. We perform a conscientious evaluation of the
system, but we are not specialists. Please note that even modern heating systems can produce carbon
monoxide, which in a poorly ventilated room can result in sickness and even death. Therefore, it is essential
that any recommendations we make for service or further evaluation be scheduled before the close of escrow,
because a specialist could reveal additional defects or recommend further upgrades that could affect your
evaluation of the property, and our service does not include any form or warranty or guarantee.  Normal service
and maintenance is recommended on a yearly basis.
 
Determining the presence of asbestos materials commonly used in heating systems can ONLY be preformed by
laboratory testing and is beyond the scope of this inspection. Determining the condition of oil tanks, whether
exposed or buried, is beyond the scope of this inspection. Leaking oil tanks represent an environmental hazard
which is sometimes costly to remedy. Any time a unit is more than 13 years old (most manufacturers
recommended system life) we recommend having it evaluated by a licensed HVAC contractor due to the fact
that it is considered "end of life/advanced age" and may need repair/replacement in the near future.
1. Heating System:
1.1. Type of Heating System:  Gas fired forced air

1.2. Energy source: LPG

1.3.  Brand of Furnace: Trane

1.4.  Location of the thermostat for the heating system:  Hallway on main floor.

1.5.  Location of heating equipment:  Crawl Space.

1.6. Condition of Blower: Appears serviceable.  Blower was in operation at time of inspection.

1.7. Heating distribution type: Ducts and registers.

1.8.  MAINTENANCE TIP:  Recommend that HVAC professional seasonally check the air conditioning unit, and ensure
the unit is level.  This can be accomplished at the same time as the annual furnace inspection.

Definition
Heating, Ventilation and Air Conditioning



* HVAC Continued

  Castle Guard Home Inspections 555 Lake Lane, Stafford

Page 18 of 29

inside blower unit - very clean LPG Gas furnace and blower in crawlspace

2. Air Conditioning:
2.1.  Type of AC system: Air conditioner unit.

2.2. AC Manufacturer:   Ducane

2.3. AC was manufactured in 2012.  Appears serviceable. Normal live expectancy of mechanical AC unit is 10-13
years.  Recommend budgeting for replacement in the next several years.

2.4. Insulation on suction line is degraded.  Recommend replacing insulation for energy and equipment efficiency.

2.5. Air Conditioner system not tested as temperature was below 65 F

Condensate overflow from HVAC in
crawl space

Deteriorated Suction line AC Data plate Outside AC Compressor
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 * Electrical

 

Condensate drain

3. Air Distribution / Ducts:
3.1. 2 duct supports in the crawlspace have fallen down. Recommend reinstalling by a qualified HVAC Contractor.

3.2. Adequate temperature differential was measured between the supply and return air.  This indicates the heating
system is operating satisfactorily.   Measured temperature difference is 17.6 f.  Average range is 15-30 f

3.3. Supply and return ducts in attic appear serviceable at time of the inspection

Duct supports are falling off. Return Air Temp Supply Air Temp

This report describes the amperage and voltage rating of the service, the location of the main disconnect and
any sub panel(s), the presence of solid conductor aluminum branch circuit wiring, the presence or absence of
smoke detectors and wiring methods. According to Standards of Performance, inspectors are required to
inspect the viewable portions of the service drop from the utility to the house, the service entrance conductors,
cables and raceways, the service equipment and main disconnects, the service grounding, the interior
components of the service panels and sub panels, the conductors, the over-current protection devices (fuses or
breakers), ground fault circuit interrupters and a representative number of installed lighting fixtures, switches
and receptacles. and do not perform load-calculations to determine if the supply meets the demand.
 
Every electrical deficiency, recommended upgrade, issues or concerns listed in this Electrical section should be
regarded as current and a potential personal safety or fire hazard.  Repairs made by a qualified, licensed
electrician should be a priority.  Recommendations that we may make for service or upgrades should be
completed before the close of escrow, because an electrician could reveal additional deficiencies or recommend
additional upgrades for which we disclaim any responsibility. If we are unable to determine the AMP size
installed at the panel for the HVAC system at time of inspection, a licensed contractor should evaluate and
insure that it is the correct size for the unit per manufacturers recommendations.  Any electrical repairs or
upgrades should be made by a licensed electrician.
 
Aluminum wiring requires periodic inspection and maintenance by a licensed electrician.Operation of time
clock motors is not verified. Inoperative light fixtures often lack bulbs or have dead bulbs installed. The
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inspector is not required to insert any tool, probe, or testing device inside the panels, test or operate any over-
current device except for ground fault interrupters, nor dismantle any electrical device or control other than to
remove the covers of the main and auxiliary distribution panels. Any ancillary wiring or system that is not part
of the primary electrical distribution system is not part of this inspection but may be mentioned for
informational purposes only, including but not limited to low voltage systems, security system devices, heat
detectors, carbon monoxide detectors, telephone, security, cable TV, intercoms, and built in vacuum
equipment.
1. Underground Electrical Supply:
1.1. Electrical service is supplied underground. Electric meter, housing and metal conduit are all in good condition.

1.2. Electrical grounding is satisfactory

Electric service lateral on right side of house Grounding wires.

2. Electric Panel:
2.1. Location of service panel and main power disconnect: Master Bedroom

2.2. Main disconnect amperage rating: 200 amp

2.3. Type of wiring observed: Non-metallic sheathed, Copper

Electric panel in the master bedroom Breakers & main disconnect. Close-up of breakers

3. Electric Distribution:
3.1. All GFCI outlets throughout the house were tested and found to function properly.

3.2. Note: Electrical fixtures in bathroom and kitchens are reported in those specific sections.

3.3. Modern standards is to have all exterior outlets be GFCI type and in weather tight cover.   It is not required to
upgrade the outlets but doing so would increase the safety of the home and occupants.

3.4. Exposed wiring junction in the crawl space is a safety concern.  Anyplace wires connect should be inside a junction
box to protect the wiring, the electrical connection and protect the house from possible sparks.   HIGHLY
RECOMMEND a licensed electrical contractor repair / modify this connection to meet code requirements.
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* Plumbing / Fuel System 

Typical outside electrical  outlet cover Power is on Open electrical connections in the
crawlspace.

Water quality or hazardous materials (lead) testing is available from local testing labs, and not included in this
inspection. All underground piping related to water supply, waste, or sprinkler use are excluded from this
inspection. Leakage or corrosion in underground piping cannot be detected by a visual inspection, nor can the
presence of mineral build-up that may gradually restrict their inner diameter and reduce water volume.
Plumbing components such as gas pipes, potable water pipes, drain and vent pipes, and shut-off valves are not
generally tested if not in daily use. The inspector cannot state the effectiveness or operation of any anti-siphon
devices, automatic safety controls, water conditioning equipment, fire and lawn sprinkler systems, on-site
water quality and quantity, on-site waste disposal systems, foundation irrigation systems, spa and swimming
pool equipment, solar water heating equipment, or observe the system for proper sizing, design, or use of
materials.
 
Polybutylene (Quest) was used extensively in the manufacture of water supply piping in the 1980's. Quest 1
was the first generation of the product and experienced many issues while Quest 2 was the second generation
product and issues found with the first generation are not currently found with that generation (Quest 2).
Recommend education in regards to the product and all of the products used within the plumbing system. If
any of the product is visible the inspector will indicate. in some cases it is unable to be viewed at time of
inspection. Recommend education in regards to the product and consultation with a licensed plumber if
desired/deemed necessary. In some areas lead piping was used as supply pipes, there is varied information
provide, however; it is generally accepted that the lead contact of the pipe is not an issue at this time. If you
find that you have lead supply pipes installed, we recommend you educate yourself on the issue and determine
the best course of action for your family. Older shower pans/enclosures are known to have issues and should be
carefully monitored/evaluated to prevent future issues.The water pressure within pipes is commonly confused
with water volume, but whereas high water volume is good high water pressure is not. Therefore a regulator is
recommended whenever street pressure exceeds 80 psi. However, regardless of pressure, leaks will occur in
any system, and particularly in one with older galvanized pipes, or one in which the regulator fails and high
pressure begins to stress washers and diaphragms within various components. Waste and drainpipes pipe
condition is usually directly related to their age. Older ones are subject to damage through decay and root
movement, whereas the more modern ABS ones are virtually impervious to damage, although some rare
batches have been alleged to be defective.
 
Older homes with galvanized or cast iron supply or waste lines can be obstructed and working during an
inspection but later fail under heavy use. If the water is turned off or not used for periods of time (such as a
vacant house waiting for closing), rust or deposits within the piping can further clog the piping system.
However, inasmuch as significant portions of drainpipes are concealed, we can only infer their condition by
observing the draw at drains at the time of inspection. Nonetheless, blockages will still occur in the life of any
system. If the home is noted to be the year 1969 or before, and any older plumbing materials are still present-
there may be/arise issues associated with older pipes/fixtures. These problems may or may not be visible at this
time, careful monitoring and evaluation is recommended.
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1. Supply and Distribution Piping:
1.1. The main water supply shut off and pressure regulator are located: back right corner of crawl space.

1.2. Water distribution piping (inside home) is: PVC, copper, PEX and PE to outside faucets.

1.3. The water supply pipes to the outside faucets are Polybutylene plastic (PB). This system of plumbing has
experienced a higher than normal failure rate associated with leaks where the pipes are joined together.  Even though
the PE Pipe has survived intact for many years, I still recommend planning to replace all the PE with PEX pipe to the
faucets  It is a small quantity of pipe, but if it should spring a leak that went undetected for a time it could cause
significant damage to the wood and foundation.

For further details about PB contact the Consumer Plumbing Recovery center at 800-392-7591 or the web:
http://www.pbpipe.com or http://www.polybutylene.com

Typical water spigot - this one leaks Faucet leaks through backflow device Copper to Polyethylene to PEX water
piping to outside faucet.

Copper distribution pipe Main water supply and shut off valve is
in back right corner of crawlspace.

copper distribution pipes Inside look at supply line to rear exterior faucet that is
leaking

Definition
Polyethylene Pipe - was used in the 1970s and has a high failure rate. 
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2. Drain & Vent Piping:
2.1. The waste/ drain and vent pipes are: PVC

2.2. Drain and vent pipes appeared serviceable at the time of the inspection .

Main sewer drain pipe Sewer discharge from house

3. Water Heater:
3.1. Water Heater Capacity: 50 Gallon

3.2. Water Heater Manufacturer: Westinghouse

3.3. Water Heater age:  Constructed in 2005

3.4. Water Heater Location: Laundry Room

3.5. Temperature Pressure Release (TPR) valve and discharge pipe appear serviceable

3.6. Water Heater Energy Sources: Electric

3.7. Hot water temperature was measured in the upstairs bathroom at:  105 f.  This is acceptable.  You do not want the
water to be hotter than 120f.

3.8. Type of piping observed: Copper

4. Gas Supply:
4.1. LPG Gas tanks and shut-off Valve are located on the left side of the house.

4.2. Gas piping is: Copper.  Appears serviceable at time of the inspection.
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Gas line into crawl space - sealed well.
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Photos

Outlet on back deck

Looks good Water Heater name plate

We lowered the water temperature at
the end of the inspection. This is too

high to be safe.

Under master bathroom sink
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additional breaker close-up
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Glossary

Glossary

Term Definition
Drip Edge Drip edge is a metal flashing applied to the edges of a roof deck

before the roofing material is applied. The metal may be
galvanized steel, aluminum (painted or not), copper and possibly
others.

GFCI A special device that is intended for the protection of personnel
by de-energizing a circuit, capable of opening the circuit when
even a small amount of current is flowing through the grounding
system.

HVAC Heating, Ventilation and Air Conditioning
PE Polyethylene Pipe - was used in the 1970s and has a high failure

rate.
PVC Polyvinyl chloride, which is used in the manufacture of white

plastic pipe typically used for water supply lines.
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Summary Report of  Significant Findings

Summary Report of  Significant Findings

The summary below consists of potentially significant findings. These findings can be a safety hazard, a
deficiency requiring a major expense to correct or items I would like to draw extra attention to. The summary
is not a complete listing of all the findings in the report and reflects the opinion of the inspector. Please review
all pages of the report as the summary alone does not explain all of the issues. All repairs should be done by a
licensed & bonded tradesman or qualified professional. I recommend obtaining a copy of all receipts,
warranties and permits for the work done.
 
 IMPORTANT: The Summary is not the entire report. The complete report may include additional
information of concern to the client. It is recommended that the client read the complete report. The entire
Inspection Report, including the Standards of Practice, limitations and scope of Inspection, and Pre-Inspection
Agreement must be carefully read to fully assess the findings of the inspection.
This list is not intended to determine which items may need to be addressed per the contractual requirements of
the sale of the property. Any areas of uncertainty regarding the contract should be clarified by consulting an
attorney or real estate agent. The inspection is performed in compliance with generally accepted standard of
practice, a copy of which is available upon request.
We detail more urgent items in RED. These items need immediate attention to prevent damage or further
damage depending on the situation. We recommend a licensed expert to further evaluate, make
recommendations/needed repairs of RED items.
Systems and conditions which are not within the scope of the inspection include, but are not limited to:
formaldehyde, lead paint, asbestos, toxic or flammable materials, and other environmental hazards; pest
infestation, playground equipment, efficiency measurement of insulation or heating and cooling equipment,
internal or underground drainage or plumbing, any systems which are shut down or otherwise secured; water
wells (water quality and quantity) zoning ordinances; intercoms; security systems; heat sensors; cosmetics or
building code conformity.
 
* Exterior  Building Envelope
Page 6 Item: 3 Siding & Trim: 3.5. Loose siding noted on the right side of the house which is a risk that

could allow water into the structure,  wind could remove even more
sections of siding creating an even bigger water intrusion risk. It also
makes a pathway for insect intrusion especially this near the ground.
RECOMMEND a qualified person secure/repair the loose siding to
eliminate the risks.

Siding separated.

Page 6 Item: 4 Eaves & Soffits: 4.3. Soffit at peak on right side of house is coming out of the track.  This is
not only a risk of insects getting into the attic but wind could make the soffit
panel come out entirely.  Recommend a siding contractor be brought in to
make repairs.
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Soffit separated from trim

* Grounds & Out-Structures
Page 8 Item: 3 Porch /Stoop: 3.2. Balusters separating from rail.  This is a safety hazard.  Recommend

replacing the rails entirely.

Typical deteriorated balusters Typical deteriorated balusters

* Electrical
Page 21 Item: 3 Electric

Distribution:
3.4. Exposed wiring junction in the crawl space is a safety concern.
Anyplace wires connect should be inside a junction box to protect the
wiring, the electrical connection and protect the house from possible
sparks.   HIGHLY RECOMMEND a licensed electrical contractor repair /
modify this connection to meet code requirements.

Open electrical connections in the crawlspace.
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