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OVERVIEW  1 

 2 

 This wood frame two-story home with cast-in-place concrete foundation is approximately 3 

twenty-eight years old.  In order to acquire as much information as possible, the client should 4 

obtain copies of all relevant data, i.e., the Form 17, applicable permits, previous private 5 

inspection reports.  For orientation purposes, the front door faces west. 6 

 7 

NOTE AND DISCLAIMER: Although certain defects may have been identified as 8 

regulatory deficiencies and some codes may have been referenced for clarity, this inspection 9 

is not and was not represented to be a code compliance inspection.  There are likely code 10 

deficiencies in this home that have not been identified. 11 

 12 

 13 

MECHANICAL SYSTEMS 14 

   15 

PLUMBING 16 

 17 

 The visible plumbing system has copper water supply lines, ABS plastic drain-waste-vent 18 

lines, and a Rheem electric water heater of 65 gallon capacity.  The water heater is 19 

approximately fourteen years old and may be nearing the end of its useful life; the average 20 

lifespan of water heaters is ten to twelve years. The absence of any earthquake straps or 21 

elevating stand (see GARAGE section) indicates that the installation was not professional.  22 

 23 

 Rheem 65 gallon electric water heater  24 

  25 
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 The water heater is equipped with a temperature-pressure relief (TPR) valve and discharge 1 

pipe. The pressure relief valve is set to open at either 150 psi or 210 degrees F.  The plumbing 2 

industry recommends that all water heater TPR valves be tested annually (lift the little lever 3 

to confirm that the valve opens – water will come out the end of the discharge pipe).  If the spring 4 

is weak, the valve may continue to drip water out the pipe after the lever is closed and the water 5 

line shut-off to the water heater will have to be closed until the valve is replaced.  If the valve fails 6 

to open, the water heater is very dangerous (see our website page for samples of faulty TPR valve 7 

type failures and resulting water heater explosions) and the valve must be replaced immediately.  8 

No significant moisture or corrosion was noted at the bottom of the water heater tank.  9 

 10 

 Both elements are functional and the water temperature measured 118˚ F. at the tap.  The 11 

recommended setting for homes with children and the maximum allowable setting for rental 12 

houses under the state landlord-tenant act is 120 degrees F.  This is to prevent the possibility of 13 

scalding from hot water coming directly from the water taps. The time it takes to receive 14 

second and third degree burns on adult skin differ at differing temperatures as follows 15 

(thinner children’s skin will suffer burns more rapidly): 16 

 120 ˚ F. ………. more than 5 minutes 17 

 130 ˚ F. ………. more than 30 seconds 18 

 140 ˚ F. ………. less than 5 seconds 19 

 150 ˚ F. ………. less than 1½ seconds  20 

 160 ˚ F. ………. about ½ second 21 

 22 

 Water pressure measured very high at 105 psi static with 40 to 80 being the normal 23 

range.  The client may want to consider turning down the pressure at the pressure regulator 24 

located in the crawl space to reduce the pressure to prevent excessive wear and tear on the 25 

plumbing fixtures.  Some appliance manufacturers will void their warranty if they detect 26 

water pressure over 80 psi.  The main water shut off is located in the under-stair closet.  These 27 

old gate valves usually corrode over the years and may not shut off all of the water (if they 28 

work at all); a pre-emptive replacement with a ball valve would be prudent. 29 

 30 

    31 

  pressure regulator        main water shut-off  32 

http://www.centennialhomeinspection.com/video-gallery/
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 Unless otherwise noted, the water meter at the street, the water line from the street to 1 

the house, the plumbing fixture at the washing machine hookup and the bathtub overflow 2 

drains were not operated/evaluated; these items and the washer water supply lines are 3 

exempt from this inspection.   4 

 5 

 6 

HEATING, VENTILATION, AIR CONDITIONING (HVAC) 7 

 8 

 This home is heated by a Rheem heat pump/air conditioner backed-up by a Rheem air 9 

handler with heat strips (furnace), all controlled by a Honeywell thermostat.  The thermostat is a 10 

set-back unit; it can be programmed to reduce heat demand at off-peak hours, thereby reducing 11 

heating bills.  The system appears to have been installed last year.  The client should be aware that 12 

heat pumps operate longer and more frequently than furnaces, delivering a high volume of 13 

relatively low temperature air.  Room temperature is maintained by the heat pump for most of the 14 

year but when exterior temperatures are low, the “back-up” or “emergency” heat is provided by the 15 

furnace.  16 

 17 

                 18 

                           Rheem heat pump                               Rheem air handler/electric furnace 19 

 20 

 The heat pump is functional, level and free from obstructions; the compressor is functional 21 

and quiet and the exterior evaporator coils are relatively clean.  Temperature increase at the 22 

registers measured 27˚ in the “heat” mode, which is excellent for this type of unit, and temperature 23 

decrease in the cooling mode measured 22˚ which is satisfactory. Temperature lift in the 24 

“emergency heat” mode measured 24˚. 25 

 26 

 Radial play in the air handler blower shaft and bearings is not excessive.  The blower 27 

functions properly and quietly.  The filter is relatively clean.   28 
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 There is no heat flow to the northwest bedroom, and a significantly diminished flow 1 

to the master bathroom.  As is typical, the heat flow is diminished at the other registers 2 

furthest from the furnace.  This can often be compensated for by balancing the registers. 3 

 4 

 Due to the deficiencies noted a licensed HVAC contractor should be retained to 5 

further evaluate this system and service and/or make any necessary corrections.  6 

 7 

 8 

ELECTRICAL 9 

 10 

 The 120-240 volt underground electrical service is connected to a Challenger single-bus 11 

200 amp circuit breaker panel on the east wall of the garage.  Removal of the service panels cover 12 

reveals aluminum 4/0 service entrance cable (from meter to panel), copper branch wiring (from 13 

panel to house), multi-strand aluminum range, furnace and heat pump circuits, and a 200 amp main 14 

disconnect for the household circuits.  The aluminum conductor ends are coated with an 15 

antioxidant paste, which helps to ensure a proper connection between the wires and the contacts.  16 

The system is grounded to a driven ground stake.  The only deficiency noted in the panel is that 17 

the two toggles for the dryer are not properly “ganged” together. 18 

  19 

  Challenger circuit breaker panel  20 

  21 
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 There are multiple Ground Fault Circuit Interrupters (GFCIs) in this home, located in the 1 

kitchen and garage.  A GFCI is a safety feature that shuts off the power very quickly in an 2 

emergency (i.e., a toaster falling in a sink full of water). Current codes require GFCI protection at 3 

swimming pools (since 1971), most exterior receptacles (since 1973), bathrooms (1975), garages 4 

(1978), hydro-massage tubs, all kitchen countertop receptacles, crawl space and unfinished 5 

basements (1987-1990), wet bars (1993) and laundry receptacles (2005).  The buyer should 6 

consider installing GFCI protection in these other areas, as applicable.  GFCIs should be 7 

manually checked monthly to assure proper operation.  Arc Fault Circuit Interrupters (AFCIs) – 8 

required since January of 2001 in new homes – have not been installed; adding AFCIs is 9 

recommended as another safety upgrade.  10 

 11 

 Overall, the electrical system appears to be in serviceable condition.  12 

 13 

 14 

EXTERIOR 15 

 16 

HARDSCAPES (walks/patios, driveways, retaining walls) 17 

 18 

 The concrete driveway, porch, walkways and flagstone paver patio are in serviceable 19 

condition with no more than some of the typical settling that inevitably occurs. 20 

 21 

 In a common but improper installation, the concrete at the covered porch on the 22 

south side has been placed directly against and in contact with the siding.  Not only is this 23 

expressly forbidden by most siding manufacturers and suppliers, this can lead to moisture 24 

behind the concrete trapped against the siding and leading to moisture damage and/or if the 25 

concrete (or soil beneath) settles, it can crack the siding.  Although there is little to be done at 26 

this point (absent replacing the concrete), sealing the transition seam with caulk will help 27 

reduce the amount of water trapped between the concrete and the siding. 28 

 29 

   concrete poured against cladding components 30 

 31 

 32 
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LANDSCAPING 1 

 2 

 The earth or groundcover is in contact with or in close proximity to the siding and/or 3 

other wood/cellulose components at random sections of the perimeter.  A four to six inch 4 

clearance should be maintained between any earth, groundcover or foliage and any siding or wood 5 

members of the house.  This aids in eliminating an attraction for wood-destroying insects or 6 

organisms.  The earth or groundcover should be excavated away from the siding and the 7 

siding checked for deterioration.  Any deteriorated material should be replaced.   8 

 9 

   earth to wood contact at siding 10 

 11 

 Any foliage in contact with the siding should be pruned back eight to twelve inches away 12 

from the home to permit the siding to "breathe".   Any cellulose debris or untreated wood, such as 13 

firewood, should be stored at least ten feet from the house.  This also aids in eliminating an 14 

attraction for wood-destroying insects or organisms. 15 

 16 

 17 

DRAINAGE/DOWNSPOUTS  18 

 19 

 No significant defects were noted in the downspouts but one of the BGDL transitions is 20 

buried and should be exposed to prevent detritus from entering the system.  The downspouts 21 

flow into below grade drain lines (BGDLs) that probably empty into a community storm drain.  22 

These BGDLs should be flushed annually with a garden hose to ensure that they are not plugged or 23 

collapsed. The operation and discharge of the underground drain lines is not included in the 24 

scope of this inspection.  Plugged drains are a common cause of water leakage into basements and 25 

crawl spaces.   26 

 27 
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     1 

downspout transition should be excavated 2 

 3 

 The existence and/or functionality of footing drains (which are independent of the 4 

downspout drains) cannot be confirmed in a visual inspection.  Footing drains work as 5 

“interceptor drains”, intercepting ground water at the footing level and carrying it away to a storm 6 

sewer system. 7 

 8 

 There is a landscaping berm at the front of the house, creating a low spot against the 9 

foundation. If water begins to accumulate in this area, a drainage swale should be cut in the 10 

berm for drainage. 11 

 12 

 13 

BUILDING 14 

 15 

 The home is clad with clear cedar siding.  At some time in the past, the maintenance was 16 

not performed in a timely manner, so some of the siding planks have split or warped.  These 17 

should be resealed as necessary at this time.  Additionally, it appears the home was not well 18 

prepped when it was last painted; flaking and peeling paint was noted in several areas of the 19 

second story.  These areas should be properly prepped (cleaned, scraped and primed) and 20 

repainted at this time.  A large void has been left in the siding where a fan shroud was 21 

removed.  This must be remedied immediately as rainwater is entering and significant 22 

damage will eventually result.  The gable vent on the north upper wall also is not water-tight; 23 

corrective action is recommended.  The door and window sills are in serviceable condition.  The 24 

exterior hose bibs are functional but have not been properly attached to the structure.  If not 25 

properly secured, the torque from turning the handle is transferred to the copper piping and 26 

solder joints.  The eave areas are in serviceable condition with continuous venting to the attic.  27 

This style of home with virtually no eave protection for the siding means that the siding will 28 

experience more wear and tear from the sun and rain, and will need refinishing more often 29 

than homes with eave protection. 30 

 31 
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    1 

cracked siding should be properly sealed 2 

 3 

    4 

flaking paint and bare wood noted in several areas 5 

 6 

    7 

poorly prepped areas need to be repainted 8 
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      1 

wall cavity stud bay open to the elements 2 

 3 

   essentially no eave protection 4 

 5 

 6 

ATTIC/ROOF FRAMING/ROOF 7 

 8 

 Access to the attics is via pass-throughs in the ceiling of the hallway and the wall of the 9 

master bedroom closet. Entry to the attics reveals rafter and joist construction with 2x6 and 2x8 10 

rafters and 2x6 and 2x10 joists 24 inches on center.  The ridge board does not extend the full 11 

depth of the rafter plumb cut, as is required ostensibly to keep the rafters from splitting 12 

[IRC 802.3], but this does not as yet appear to have created any collateral defects.  Ideally, 13 

the framing should be brought into compliance or additional engineered support installed.  14 

The garage roof framing consists of truss construction of a 2x4 configuration 24 inches on center. 15 

The oriented strandboard over the original 1x4 skip sheathing appears to be in serviceable 16 

condition.  17 

 18 
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    1 

attic/roof framing, typical 2 

 3 

   ridge board does not adequately support rafters 4 

 5 

 The attic has twelve to fourteen inches of blown-in fiberglass insulation providing an 6 

insulating factor of approximately R-38.  The insulation has been compressed and/or disturbed 7 

in some areas, probably by workman traffic, reducing the R-value, so the insulation should 8 

be redistributed and/or “fluffed” to regain the proper insulation value.  New homes require R-9 

49 or more, so there is a little room here for improvement if the heating bills warrant.  It should be 10 

noted that the existence of attic insulation hampers and in many cases prevents a visual inspection 11 

of the framing members.  The vertical planes and skylight chase walls are insulated with fiberglass 12 

batt insulation.  13 

 14 
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  compressed/disturbed insulation 1 

 2 

 Ventilation appears to be adequate, consisting of nine roof vents, one lower roof vent, two 3 

garage roof vents, numerous gable vents, and continuous eave vents.  The air is dry and there are 4 

no signs of condensation.  The bathroom and laundry room fans are ducted to the outside via roof 5 

vents.   6 

 7 

 The roof consists of one tier of heavy-duty laminated architectural-style asphalt/fiberglass 8 

composition shingles.  While no significant defects were noted in the roofing material or valley, 9 

vertical plane, chimney, or skylight flashing*, the installation does require some attention.  10 

Numerous transitions were noted that are not water-tight, primarily at the lower roof-edge 11 

corners below the dormers and at the transitions at the roof bump-out above the garage.  12 

The caulk at several of the exposed nail heads is failing and should be replaced.  Further 13 

evaluation and corrective action by a licensed and qualified roofing contractor is 14 

recommended.  Custom metal flashing should be used to provide permanent solutions, rather 15 

than caulk or mastic which is a temporary material.   16 

 17 

    18 

heavy-duty laminated architectural-style roofing material, typical 19 

 20 
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    1 

gaps at lower roof-edge transitions 2 

 3 

    4 

gaps at lower roof-edge transitions 5 

 6 

    7 

gaps at trim transitions could allow moisture infiltration 8 

 9 
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    1 

gaps at flashing where siding is missing 2 

 3 

    4 

 gap in siding at flashing transition          gap in trim exposing vertical plane flashing  5 

 6 

    7 

failing caulk at exposed nail heads 8 

 9 
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 The gutter over the garage has suffered impact damage, and several of the brackets 1 

are broken; corrective action by a qualified contractor is recommended.  No significant 2 

defects were noted in the other aluminum gutters and they are relatively clean.  As is typical, some 3 

of the gutters have a reversed slope away from the drainage downspouts, and will collect 4 

water.  Gutters are an integral part of the roof system and in order to properly maintain a roof, the 5 

gutters must be kept free flowing.   6 

 7 

   damaged gutter above garage 8 

 9 

 No significant defects were noted in the visible sections of the masonry chimney but a 10 

small amount of mortar in the chimney is deteriorating and washed out; a qualified 11 

brickmason or chimney sweep should be retained to survey the chimney and make necessary 12 

repairs.  Installation of a rain-cap/spark arrestor is recommended to reduce the amount of 13 

moisture intrusion into the chimney flues. 14 

 15 

    16 

small amount of deteriorating mortar in chimney 17 

 18 
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 installation of rain cap/spark arrestor recommended 1 

 2 

*It should be noted that even properly installed flashings are not 100% water proof, but most 3 

flashings are very water resistant, with masonry chimney flashings somewhat less water tight than 4 

other flashings. This is because, by design, the chimney is not solidly attached to the home but 5 

must be able to settle (move) at a different rate than the rest of the home.  So although chimney 6 

flashing is usually pretty much water resistant to normal rain fall and most storms, at some level of 7 

high winds some moisture intrusion from wind driven rain is possible.  This is not abnormal. 8 

 9 

 10 

CRAWL SPACE - FOUNDATION - MOISTURE INFILTRATION 11 

 12 

 The crawl space is flooded, with most of the crawl space floor underneath two to four 13 

inches of water.  This area therefore could not be inspected and is exempted from the scope 14 

of this inspection and report.  Items that could not be inspected include but are not 15 

necessarily limited to: foundation, foundation framing, insulation, ventilation, plumbing and 16 

ductwork.  There are likely to be deficiencies in this area that would have a negative effect on 17 

the value of this home.  A licensed foundation drainage contractor should be retained to 18 

dewater the crawl space and make the necessary corrections to assure that it stays dry year 19 

around.  Having the framing in this area re-inspected (framing problems, deteriorated 20 

framing, etc.) by this firm or by the contractor is recommended.  21 

 22 



 

Centennial Home Inspection Services, Inc. 14727 129
th
 Avenue NE, Woodinville, Wa. 98072 425-820-7087           Page 17 of 28 

 
 

    1 

crawl space flooded above and below vapor barrier 2 

 3 

    4 

excessive standing water in crawl space 5 

 6 

    7 

standing water noted in all visible areas of the crawl space 8 

 9 
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 INTERIOR 1 

  2 

 Smoke detectors are located in the upper and lower common areas only.  The detectors 3 

were not tested; checking the batteries and operation of the detectors prior to move-in and on a 4 

monthly basis is recommended. Current regulations require smoke detectors on each floor, 5 

outside of sleeping areas and in each bedroom (and are recommended in these locations for 6 

all homes). 7 

 8 

 Many light fixtures – recessed can-lights and conventional fixtures - have bulb ratings 9 

that are surprisingly small (60 to 75 watt): these ratings are usually on a label inside the 10 

fixture.  Ignoring these ratings can lead to easily damaged crisp insulation.  The client may 11 

want to take some time during move in to confirm that no fixtures are “overwatted”. 12 

 13 

 The windows have not been cleaned recently and are not clean enough to determine 14 

the condition of the seals with certainty.  The windows should be cleaned and then re-15 

inspected to confirm which seals have failed and which have not.  16 

 17 

  18 

LIVING ROOM/ENTRY 19 

 20 

  The entry door is equipped with a deadbolt lock.   The bifold coat closet doors operate 21 

properly.  No significant defects were noted in the glass or seals of the dual pane windows.  The 22 

electrical receptacles tested have correct polarity and grounding.  Heat for this area is provided by 23 

two forced air heat registers.   24 

 25 

 No significant defects were noted in the masonry fireplace and the damper functions 26 

properly but some missing mortar was noted at the upper inside corners of the firebox where 27 

the damper housing abuts the masonry on the office side;  the firebox must be airtight and 28 

should be inspected and repaired as necessary by a qualified brickmason or chimney sweep.    29 

 30 

    31 

missing mortar where damper housing abuts firebox 32 
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 A thorough interior examination of the chimney and flue is beyond the scope of a 1 

normal home inspection. This report identifies and comments on those items that were able to 2 

be inspected. It further identifies those areas that were not readily accessible for inspection such 3 

as a complete view of the chimney and flue interior. 4 

 5 

 The National Fire Protection Association recommends an NFPA 211, Level II inspection 6 

of any fireplace when a home is sold. Such an inspection, performed by a Certified or otherwise 7 

qualified chimney sweep, may reveal problems not apparent to this inspector and is strongly 8 

recommended. A list of Chimney Safety Institute of America 'Certified Chimney Sweeps' is 9 

available online at http://www.csia.org/. 10 

 11 

 12 

DINING ROOM 13 

 14 

 No significant defects were noted in the glass or seals of the dual pane windows.  The 15 

electrical receptacles tested have correct polarity and grounding.  Heat for this room is provided by 16 

a forced air heat register. 17 

 18 

 19 

KITCHEN/EATING SPACE 20 

 21 

 All of the elements of the electric range are functional, as is the hood-mounted three-speed 22 

ventilation fan and cook light.  The Frigidaire side-by-side refrigerator with ice & water dispensers 23 

is in operating condition.  24 

 25 

 The stainless steel sink and fixtures are in serviceable condition.  There are no noticeable 26 

leaks in the faucet, water supply lines, or P-trap drain assembly.  The garbage disposal is operable.  27 

The dishwasher appeared to function properly on an abbreviated cycle and there are no apparent 28 

leaks. The solid surface countertops are in serviceable condition. The cabinet doors and drawer 29 

fronts are secure.   30 

 31 

 The electrical receptacles tested have correct polarity and grounding, and are protected by 32 

three GFCI devices located in the kitchen (see ELECTRICAL section).  The exterior door and the 33 

door to the garage are equipped with deadbolt locks but neither door is weather-stripped; 34 

corrective action is recommended.  The dual pane window in the exterior door has a 35 

defective vacuum seal.   No significant defects were noted in the glass or seals of the other dual 36 

pane windows.  The hardwood floor feels firm and there is no visible evidence of moisture 37 

damage.  Heat for this room is provided by two forced air heat registers. 38 

 39 

  40 

http://www.csia.org/
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POWDER ROOM  1 

 2 

 The vitreous china sink, solid surface vanity top, and faucet are in serviceable condition. 3 

There are no noticeable leaks in the faucet, the P-trap drain assembly, or the water supply lines. 4 

 5 

 The 1.6/0.9 gallon dual flush commode functions properly and is solidly mounted.  Water 6 

volume (flow) is adequate when two fixtures are used simultaneously.  The hardwood flooring 7 

feels firm and there is no visible evidence of moisture damage.   8 

 9 

 The door lock is functional.  The ventilation fan is functional but is very noisy.  The 10 

electrical receptacle has correct polarity and grounding and is on the GFCI circuit with the garage.   11 

Heat for this room is provided by a forced air heat register. 12 

 13 

 14 

OFFICE/DEN  15 

 16 

  No significant defects were noted in the glass or seals of the dual pane windows.  The 17 

entry door binds significantly in the door jamb.  The exterior door is equipped with a deadbolt 18 

lock.  The electrical receptacles tested have correct polarity and grounding.  Heat for this room is 19 

provided by a forced air heat register.   20 

 21 

 22 

 UPPER LEVEL  23 

 24 

MASTER BEDROOM 25 

 26 

  No significant defects were noted in the glass or seals of the dual pane windows.  The entry 27 

door and bifold closet doors operate properly.  The electrical receptacles tested have correct 28 

polarity and grounding.  Heat for this room is provided by a forced air heat register.   29 

 30 

 31 

MASTER BATHROOM  32 

 33 

 No significant defects were noted in the one-piece fiberglass shower enclosure or fixtures.  34 

 35 

 The vitreous china sinks, solid surface vanity top, and faucets are in serviceable condition. 36 

There are no noticeable leaks in the faucets, the P-trap drain assemblies, or the water supply lines. 37 

 38 

 The Toto dual flush commode functions properly and is solidly mounted.  Water volume 39 

(flow) is adequate when two fixtures are used simultaneously.  The tile flooring feels firm and 40 

there is no visible evidence of moisture damage. 41 

 42 
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 The door lock is functional.  The ventilation fans are functional.  The electrical receptacles 1 

have correct polarity and grounding and are on the GFCI circuit with the garage.  The skylight has 2 

not been cleaned recently and is not clean enough to determine the condition of the seals with 3 

certainty.  Heat for this room is provided by a forced air heat register. Some of the panels in the 4 

six-panel doors appear to be split or loose. 5 

 6 

 7 

HALL BATHROOM  8 

 9 

 No significant defects were noted in the enameled steel bathtub but the showerhead 10 

gooseneck is not well secured in the wall cavity; frequent rapid movement of the fixture may 11 

eventually lead to wear and a possible leak in this area.  Corrective action is recommended.  12 

Missing grout was noted in both the wall and ceiling tile.  As this will allow moisture 13 

intrusion into the substrate, corrective action by a licensed and qualified tile setter is 14 

recommended.   15 

 16 

     17 

missing grout in tile installation 18 

 19 

 The vitreous china sink, solid surface vanity top, and faucet are in serviceable condition.  20 

There are no noticeable leaks in the faucet, the P-trap drain assembly, or the water supply lines. 21 

 22 

 The Toto dual flush commode functions properly and is solidly mounted.  Water volume 23 

(flow) is adequate when two fixtures are used simultaneously.  The tile flooring feels firm and 24 

there is no visible evidence of moisture damage. 25 

 26 

 The door lock is functional.  The ventilation fan in the vanity area is functional but the fan 27 

in the bathing area has failed and should be replaced at this time.  The electrical receptacle has 28 

correct polarity and grounding and is on the GFCI circuit with the garage.  Heat for this room is 29 

provided by a forced air heat register. 30 

 31 

 32 
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SECOND BEDROOM (southwest) 1 

 2 

  No significant defects were noted in the glass or seals of the dual pane windows.  The entry 3 

door and hinged walk-in closet door operate properly.  The electrical receptacles tested have 4 

correct polarity and grounding.  Heat for this room is provided by a forced air heat register.   5 

 6 

 7 

THIRD BEDROOM (northwest) 8 

 9 

  No significant defects were noted in the glass or seals of the dual pane windows.  The entry 10 

door and hinged walk-in closet door operate properly.  The electrical receptacles tested have 11 

correct polarity and grounding.  Heat for this room is provided by a forced air heat register but no 12 

heat flow was detected when the HVAC system was in operation.   13 

 14 

 15 

FOURTH BEDROOM (northeast) 16 

 17 

  No significant defects were noted in the glass or seals of the dual pane windows.  The entry 18 

door and bifold closet doors operate properly.  The electrical receptacles tested have correct 19 

polarity and grounding.  Heat for this room is provided by a forced air heat register.   20 

 21 

 22 

LAUNDRY CLOSET 23 

 24 

 The bifold entry door operates properly.  The electrical receptacle has correct polarity and 25 

grounding.  There is a 240-volt dryer receptacle.  The ventilation fan is functional but noisy; 26 

budgeting for a new unit in the foreseeable future would be prudent.   27 

 28 

 According to the Consumer Product Safety Commission, many home fires are caused 29 

by overheated dryers due to obstructed dryer ducts.  We therefore recommend a thorough 30 

inspection and cleaning of the dryer duct prior to use.  31 

 32 

 33 

GARAGE 34 

  35 

 The visible portion of the floor is in serviceable condition, with no more than normal 36 

settling cracks.  One of the gypsum wallboard seams is not fire-taped; corrective action is 37 

recommended.  No voids or penetrations in the walls or ceiling of the fire-rated separation 38 

isolating the garage from the rest of the structure were noted. The north window is broken and 39 

should be replaced. 40 

 41 
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       gypsum wallboard seam not fire-taped                          broken garage window 2 

 3 

 The electrical receptacles tested have correct polarity and grounding and one is a GFCI 4 

device.  The water heater has not been elevated as is required.  No spark source – such as the 5 

water heater thermostats and heating elements – are allowed within 18 inches of the garage 6 

floor due to the fact that gasoline fumes are heavier than air [IRC 1307.3, 2408.2].   The 7 

water heater should be reinstalled on a conventional water heater stand. 8 

 9 

 element must be at least 18 inches above floor 10 

 11 

 The garage doors are controlled by electric garage door openers.  The openers are 12 

functional, as are the motion sensor-reversing mechanisms and the resistance-activated auto-13 

reverse mechanisms.  The access door to the living area is equipped with a deadbolt lock. 14 

 15 

16 
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SUMMARY 1 

 2 

 Items deemed most in need of attention* or close monitoring: 3 

 4 

1. Correct exterior/building deficiencies, as noted.   5 

 6 

2. Correct roofing deficiencies, as noted.  7 

 8 

3. Correct crawl space deficiencies, as noted.  9 

 10 

* Listed summary items are completely subjective and are believed by the inspector to be life-11 

safety items, items believed to exceed $2500.00 cost-to-correct, or, that if not corrected, will lead 12 

to further deterioration of this or some other component.  The summary is intended only as a 13 

general guide to the client in determining the urgency and/or magnitude of possible repairs; the 14 

entire report must be reviewed to determine repair items. 15 

16 
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 DISCLAIMER 1 

 Please read 2 

 3 

 Centennial Home Inspection Services Inc. adheres to the Standards of Practice and Code of 4 

Ethics of the Washington State Home Inspector License Law and those set forth by the American 5 

Society of Home Inspectors (ASHI).  All opinions, observations, and conclusions in this inspection 6 

are based on the expertise of Centennial Home Inspection Services Inc.  This inspection report is 7 

believed to be reliable but may not reflect the exact conditions of every inspected item (i.e., 8 

defective window seals in dual pane windows are not visible in some circumstances).  We do 9 

not imply that an item not mentioned is satisfactory or in working order.  10 

 11 

 This inspection is limited in scope to those areas inside the perimeters of the living 12 

structure that may be visually inspected.  Covered, hidden, or inaccessible areas of the 13 

structure are excluded from this report; the condition of inaccessible items and areas could 14 

have a substantial impact on the condition and value of this structure.  Centennial Home 15 

Inspection Services Inc. does not do soils analysis or engineering or hazardous material 16 

testing, and does not inspect hot tubs, swimming pools, sports courts, underground 17 

sprinklers, pipes, or wiring,  smoke detectors, heat pumps, septic tanks, docks, or built in 18 

food processors, vacuum cleaners, alarm systems, intercoms, phone systems, etc.   19 

 20 

 Centennial Home Inspection Services Inc. assumes no liability and shall not be liable for 21 

any mistakes, omissions or errors in judgment by any employee or officer beyond the cost of this 22 

report.  If any statements in this disclaimer, the cover letter, or any areas not covered by this 23 

inspection are of concern to the client, these concerns need to be addressed prior to closing.  24 

Centennial Home Inspection Services Inc. does have outside consultants in many of these 25 

areas.  Should you receive any opinions or information that contradicts the opinions in this 26 

report, notify us immediately, before any repair work is started or costs incurred.  27 

 28 

 Thank you very much for using our services. If you have any questions, call anytime. 29 

 30 

      Respectfully submitted, 31 

 32 

      Centennial Home Inspection Services Inc. 33 

      A Washington Corporation 34 

 35 

Washington State Licensed Home Inspectors #698 and #201 36 

  37 
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IF THINGS GO WRONG 1 

By Alan Carson for Working RE Magazine 2 

 3 

A thorough home inspection will greatly enhance the home buying process and will 4 

significantly reduce to a great degree – but cannot entirely eliminate – the degree of “caveat 5 

emptor” involved in buying a home.  By the very nature of the home buying process, some 6 

degree of risk will always attach to the home buyer.  Therefore, there may come a time that 7 

you discover something wrong with the house, and you may be upset with or disappointed in 8 

your home inspection. There are some things we’d like you to keep in mind. 9 

 10 

Intermittent or Concealed Problems 11 

Some problems can only be discovered by living in a house. They cannot be discovered during 12 

the few hours of a home inspection. For example, some shower stalls leak when people are in the 13 

shower, but do not leak when you simply turn on the tap.  Some problems will only be 14 

discovered when carpets are lifted, furniture is moved or finished surfaces are removed. Water 15 

damage may be discovered during remodeling.   16 

 17 

No Clues  18 

These problems may have existed at the time of the inspection but there were no clues as to their 19 

existence.  If there are no clues of a past problem, it is unfair to assume we should foresee a 20 

future problem. 21 

 22 

Why Some Minor Deficiencies Do Not Make It Into the Report 23 

Some say home inspectors are inconsistent because their reports identify some minor problems 24 

but not others. The minor problems that are identified were discovered while looking for more 25 

significant problems. We note them simply as a courtesy. The intent of the inspection is not to 26 

find the $200 problems; it is to find the $2,000 problems. These are the things that affect 27 

people’s decisions to purchase. 28 

 29 

Contractors’ Advice 30 

A common source of dissatisfaction with home inspectors comes from comments made by 31 

contractors (some of whom are highly trained and some of whom are barely competent). 32 

Contractors’ opinions may differ from ours. Don’t be surprised if a roofer says the roof needs 33 

replacement when we said that the roof would last a few more years with some minor repairs. 34 

 35 

Last Man in Theory 36 

While our advice represents the most prudent thing to do, many contractors are reluctant to 37 

undertake these repairs. This is because of the Last Man in Theory. The contractor fears that if he 38 

is the last person to work on the roof, he will get blamed if the roof leaks, regardless of whether 39 

or not the roof leak is his fault. Consequently, he won’t want to do a minor repair with high 40 

liability when he could re-roof the entire house for more money and reduce the likelihood of a 41 

callback. This is understandable. 42 

43 
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Most Recent Advice Is Best 1 

There is more to the Last Man in Theory. It suggests that it is human nature for homeowners to 2 

believe the last bit of “expert” advice they receive, even if it is contrary to previous advice. As 3 

home inspectors, we unfortunately find ourselves in the position of “first man in” and 4 

consequently it is our advice that is often disbelieved. 5 

 6 

Why Didn’t We See It 7 

Contractors may say, “I can’t believe you had this house inspected, and they didn’t find this 8 

problem.” There are several reasons for these apparent “oversights”:  9 

 10 

Conditions During Inspection 11 

1. It is difficult for homeowners to remember the circumstances in the house at the time of the 12 

inspection. Homeowners seldom remember that it was snowing, there was storage everywhere or 13 

that the furnace could not be turned on because the air conditioning was operating, et cetera. It’s 14 

impossible for contractors to know what the circumstances were when the inspection was 15 

performed. 16 

 17 

The Wisdom of Hindsight 18 

2. When the problem manifests itself, it is very easy to have 20/20 hindsight. Anybody can say 19 

that the basement is wet when there are two inches of water on the floor. Predicting the problem 20 

during a dry spell is a different story.  21 

 22 

A Longer Look 23 

3. If we spent half an hour under the kitchen sink or 45 minutes disassembling the furnace, we’d 24 

find more problems too. Unfortunately, the inspection would take several days and would cost 25 

considerably more. 26 

 27 

We’re Generalists 28 

4. We are generalists, we are not specialists.  Much as when you go in for a check-up and your 29 

doctor recommends another specialist (e.g., a cardiologist or internist, etc.) we may suspect a 30 

latent deficiency and recommend a further review by a specialist.  The heating contractor may 31 

indeed have more technical heating expertise than we do. This is because we must have heating 32 

expertise and plumbing expertise, structural expertise, electrical expertise, et cetera. 33 

 34 

Invasive Look 35 

5. Problems often become apparent when carpets, plaster or gypsum wallboard are removed, 36 

when fixtures or cabinets are pulled out, and so on. A home inspection is a visual examination. 37 

We don’t perform any invasive or destructive tests. 38 

  39 
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The Inspection Report Is Not An Insurance Policy 1 

In conclusion, a home inspection by a highly trained home inspector will significantly reduce 2 

your odds of discovering major problems in the home post purchase. It must, however, be 3 

recognized that a home inspection cannot eliminate all risk.  For that reason, a home 4 

inspection should not be considered an insurance policy. The premium that an insurance 5 

company would have to charge for a policy with no deductible, no limit and an indefinite policy 6 

period would be considerably more than the fee we charge. It would also not include the value 7 

added by the inspection. 8 

 9 
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