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 About this report:    

 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 the 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.    

This report is prepared in accordance with the      Standards of Practice of the
International Association of Home Inspectors. https://www.nachi.org/sop.htm          

Useful Life Expectancy

While components, appliances, and materials may work at the time of inspection,
every part of the house has a useful life expectancy. To see expected life expectancy,
please see:    http://www.nachi.org/life-expectancy.htm          

Read the Entire Report:     

Please read the entire report. While the most pressing issues are in the summary, the
body of the report also includes important details and recommendations.    
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 3.2.1 Electrical - Panel: Stab-lok

 3.4.1 Electrical - Lighting: Light fixture no response

 3.5.1 Electrical - Receptacles: NO GFCI at every kitchen outlets

 4.1.1 Heat/AC - Heater Condition: Older

 4.3.1 Heat/AC - AC Compress Condition: No response

 4.3.2 Heat/AC - AC Compress Condition: The Air conditioner did not blow cold air

 4.6.1 Heat/AC - Refrigerant Lines: Missing insulation at A/C unit

 9.3.1 Bathroom - Tub with Shower: Caulking - spout

 9.3.2 Bathroom - Tub with Shower: Loose escutcheon plates noted

 9.3.3 Bathroom - Tub with Shower: Peeling paint noted at perimeter of enclosure

 10.5.1 Interior Areas - Walls and ceilings: Significant cracks noted

 10.5.2 Interior Areas - Walls and ceilings: Evidence of past moisture damage noted

 11.1.1 Smoke and Carbon Monoxide detectors - Detectors: Some Missing - single floor

 11.1.2 Smoke and Carbon Monoxide detectors - Detectors: Older style smoke detectors noted

 11.1.3 Smoke and Carbon Monoxide detectors - Detectors: NO CO

 13.1.1 Fireplaces and Chimneys - Fireplace: Level II disclaimer

SUMMARY
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Attendance
Client present

Home Type
Condominium/Townhouse

Occupancy
[[Occupied - light]]Occupied -
Furnished: Some rooms had
furniture and household items
observed. As this house was
furnished at the time; access to
some items; such as windows;
outlets; cabinets; walls; and
floors were obscured. Inspector
highly recommends doing a final
walk through after the furniture
and personal items are removed
to look for anything that might
not have been visible during the
inspection.

Weather: Weather
Sunny, 85-95 degrees

Overview: Condo building parking garage underneath
This is a condo on the 2nd  floor of a building that has 3 floors plus a parking garage underneath

Overview: Overview Photos

1: INSPECTION DETAILS

Information
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Balcony: No major system
safety or function concerns
noted at time of inspection

2: GROUNDS AND EXTERIOR AREAS

Information

Limitations

General
GENERAL LIMITIATIONS
Limitations: The inspector performs a visual inspection of accessible components or systems at the
exterior. Items excluded from this inspection include below-grade foundation walls and footings;
foundations, exterior surfaces or components obscured by vegetation, stored items or debris; wall
structures obscured by coverings such as siding or trim. Some items such as siding,    trim, soffits, vents
and windows are often high off the ground and may be viewed using binoculars from the ground or from a
ladder. This may limit a    full evaluation. Regarding foundations, some amount of cracking is normal in
concrete slabs and foundation walls due to shrinkage and drying. Note that the inspector does not
determine the adequacy of seismic reinforcement.
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Panel: Main Panel Location
Meter and main main service
panel is under control by the
HOA and not considered part of
the inspection.

Panel: Sub Panel Location
Unit's Sub panel is located in bedroom.

Panel: Panel Brand
Federal Pacific

Panel: Main Amp Breaker Rating
Not present

3: ELECTRICAL

Information

Observations

3.2.1 Panel
STAB-LOK
The service panel was made by Federal Pacific and was the Stab-lok model. Multiple studies have shown
the Federal Pacific Stab-lok model service panels have a high rate of circuit breaker failure which can result
in a fire or shock/electrocution, and the company was found by the state of New Jersey to have fraudulent
UL ratings. However, the Consumer Protection Agency has never recalled these panels, and the company is
now out of business. It is recommend at minimum that qualified electrician carefully evaluate all Federal
Pacific panels and make repairs as necessary. But for piece of mind, inspector recommends having a
qualified electrician upgrade panel to a modern panel.
Recommendation
Contact a qualified professional.

Safety Hazard
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3.4.1 Lighting
LIGHT FIXTURE NO RESPONSE
Light fixture did not respond to the switch. The bulb may need to be replaced or there may be a problem
with the switch, wiring or light fixture. If after the bulb is replaced this light still fails to respond to the
switch, this condition may represent a potential fire hazard and the Inspector recommends repair by a
qualified electrician.

Recommendation
Contact a qualified professional.

Repair/upgrade

3.5.1 Receptacles
NO GFCI AT EVERY KITCHEN OUTLETS
Recommended upgrade: GFCI outlets were not found at all areas of
kitchen counter. Lack of ground fault circuit interrupter receptacles in
wet areas pose a shock hazard. Recommended that a qualified
electrician install GFCI protection per standard building practices to
meet modern safety standards.
Recommendation
Contact a qualified professional.

Repair/upgrade
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Heater Condition: Heater
Locations

The air handler is located in a hall
closet

Heater Condition: Heater Type
Heat pump noted

Heater Condition: Heater Brand
Trane

Heater Condition: Date of
Manufacture

1985

Heater Condition: Heat pump
Heat pump noted. A heat pump is a mechanical-compression cycle refrigeration system that can be reversed to
either heat or cool a controlled space. Installation for this type of system consists of two parts: an indoor unit
called an air handler and an outdoor unit similar to a central air conditioner. A compressor circulates refrigerant
that absorbs and releases heat as it travels between the indoor and outdoor units. Please note: Heat pumps take
much longer to heat a home than a gas furnace.

AC Compress Condition: Air
Conditioning Type

electric

AC Compress Condition: AC
Compressor Location

The compressor is located on the
roof.

AC Compress Condition: AC Date
of Manufacture

2004

4: HEAT/AC

Information
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AC Compress Condition: AC
Brand

York

Thermostats: Analog

The thermostat is an analog,
Non-programmable type.

Thermostats: Thermostat
location

Living room

Filter Locations: Filter Location
under the heater cabinet
Remember to change filters on a regular basis as needed as part of routine maintenance.

Limitations
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Observations

Heater Condition
GENERAL LIMITATIONS
Limitations: The following    items are not included in this inspection: humidifiers, dehumidifiers,
electronic air filters; solar, coal or wood-fired heat systems; thermostat or temperature control accuracy
and timed functions; heating components    concealed within the building structure or in inaccessible
areas;    underground utilities and systems; safety devices and controls (due to    automatic operation). Any
comments made regarding these items are as a    courtesy only. Note that the inspector does not provide
an estimate of remaining life on heating system components, does not determine if heating systems are
appropriately sized, or perform any evaluations that require a    pilot light to be lit. It is beyond the scope of
this inspection to determine if furnace heat exchangers are intact and free of leaks. Any temperatures
shown are relative temperatures and not absolute. 

4.1.1 Heater Condition
OLDER
While the unit worked and blew hot air as designed, the unit is older and approaching or past its designed
life expectancy. Inspector make no warranty, guarantee or estimation as to the remaining useful life of this
unit. Unit may require repair or replacement at any time.

Maintenance

4.3.1 AC Compress Condition
NO RESPONSE
The air conditioner did not respond to the thermostat; the motor at the compressor did not come on. The
inspector was unable to evaluate any further. Recommend consulting with a qualified HVAC contractor to
discuss the necessity, timeline, options and costs for repair or replacement.

Recommendation
Contact a qualified professional.

Safety Hazard

4.3.2 AC Compress Condition
THE AIR CONDITIONER DID NOT BLOW COLD AIR
Recommend consulting with a qualified HVAC contractor to discuss the necessity, timeline, options, and
costs for repair or replacement.

Recommendation
Contact a qualified professional.

Repair/upgrade
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4.6.1 Refrigerant Lines
MISSING INSULATION AT A/C UNIT
Recommendation
Contact a qualified professional.

Repair/upgrade
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Condition: Type
Gas water heater noted.

Condition: Heater Locations
The heater is located at an
exterior closet.

Condition: Brand
Rheem

Condition: Date of Manufacture
2017

Number Of Gallons: Number of
Gallons,

40

TPRV: TPRV valve and discharge
pipe present

TPRV: No issues noted

No significant issues noted 

Plumbing Connections : No
issues noted

No significant issues noted. 

Plumbing Connections : Bonding
good

Bonding Wire noted 

Plumbing Connections :
Expansion tank

Expansion tank noted 

WH Gas Valve: Present Strapping: 2 straps ok
Water heater has two straps.

Base: Drip pan with pipe to
exterior noted

Drip pan with pipe to exterior
noted. No issues noted.

Exhaust: No major system safety or function concerns
No major system safety or function concerns noted at the time of inspection.

5: WATER HEATER

Information

Limitations
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Condition
WATER HEATER LIMITATIONS
Limitations: Evaluation of and determining the adequacy or completeness of the following items are not
included in this inspection: water recirculation pumps; solar water heating systems;    Energy Smart or
energy saver controls; catch pan drains. Any comments made regarding these items are as a courtesy only.
Note that the inspector does not provide an estimate of remaining life on water heaters, does not
determine if water heaters are appropriately sized, or perform any evaluations that require a pilot light to
be lit or a shut-off valve to be operated.

The U.S. Consumer Product Safety Commission (CPSC) urges all users to lower their water heaters to 120
degrees Fahrenheit to prevent scalding from excessively hot tap water
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6: GAS

Limitations

Meter
METER IN LOCATION CONTROLED BY HOA
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- Supply: Condo-HOA
The home water was supplied by HOA. No individual water meter noted. Recommend confirming with HOA prior
to close.

- Supply: Visible Material Type
copper

- Drain & Waste: Visible
Materials

Not visible

7: PLUMBING

Information

Limitations

- Supply
PLUMBING LIMITATIONS
 Limitations: The following items are not included in this  inspection: private/shared wells and related
equipment; private sewage disposal systems; hot tubs or spas; main, side and lateral sewer lines;      gray
water systems; pressure boosting systems; trap primers; incinerating or composting toilets; fire
suppression systems; water  softeners, conditioners or filtering systems; plumbing components  concealed
within the foundation or building structure, or in inaccessible areas such as below tubs; underground
utilities and      systems; overflow drains for tubs and sinks; backflow prevention      devices. Any comments
made regarding these items are as a courtesy only. Note that the inspector does not operate water supply
or shut-off valves      due to the possibility of valves leaking or breaking when operated. The inspector does
not test for lead in the water supply, the water pipes or solder, does not determine if plumbing and fuel
lines are adequately sized and does not determine the existence or condition of underground or above-
ground fuel tanks.    

- Drain & Waste
WASTE DISCLOSURE -CONDO
Underground utilities are NOT VISIBLE during the scope of a standard home inspection, and are therefore
specifically excluded from the scope of this report.
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Sinks: Operated
Appeared functional at time of inspection.

Dishwasher: Operated
Appeared functional at time of
inspection.

Garbage Disposal: Operated and
functional at time of inspection

Operated and functional at the
time of inspection.

Oven & Range: Cook top and
oven

gas range

Oven & Range: Heating elements operated when tested

Microwave: Operated
Operated. Note: Built-in microwave ovens are tested using normal operating controls. The unit was tested and
appeared to be serviceable at the time of inspection. Leak and/or efficiency testing is beyond the scope of this
inspection.

8: KITCHEN

Information
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Vent Condition: Venting
Recirculation only vent. These
vents do not expel to exterior.
Filters should be cleaned on a
regular basis for optimal
performance.

Vent Condition: Operational

Operational

Cabinets: Cabinets doors and
drawers were checked to see if
they open and close

Cabinets doors and drawers
were checked to see if they open
and close.

Counters: Plastic laminate tops
noted

Limitations
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General Kitchen
LIMITATIONS
Limitations: While the inspector will make an effort to make sure major appliances that are present turn
on, the inspection is limited to basic on/off. 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. Items such
as ice makers, hot water dispensers and water filters; appliance timers, clocks,    cook functions, self and/or
continuous cleaning operations, thermostat or temperature control accuracy, and lights not included in
this inspection.    Any comments made regarding these items are as a courtesy only. 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.

Refrigerator
NOT PLUGGED IN
The refrigerator was not plugged in and could not be tested. 
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Sinks: Tested
Water was run, drain stopper was tested, the presence of hot water was tested, and the ability to drain water was
observed. 

Tub with Shower: Tested
Water was run, drain stopper was tested, the presence of hot water was tested, and the ability to drain water was
observed.

Toilets: Toilet functional at time of inspection
Toilet was flushed and the toilet appeared functional at the time of inspection.

Exhaust Fan: Operated
The bath fan was operated

9: BATHROOM

Information
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Limitations

Observations

General Bathroom
BATHROOM LIMITATIONS
Limitations: The following items are not included in this inspection: overflow drains for tubs and sinks;
bidets, heated towel racks, saunas, steam generators, clothes washers, clothes dryers. Any comments
made regarding these items are as a    courtesy only. Note that the inspector does not determine the
adequacy of washing machine drain lines, washing machine catch pan drain lines, or clothes dryer exhaust
ducts. The inspector does 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. The inspector does not
determine if shower pans or tub and shower enclosures are watertight, or determine the completeness or
operability of any gas piping to laundry appliances.

9.3.1 Tub with Shower
CAULKING - SPOUT
No caulk, or substandard caulking were found at bathtub spout and
water handles. Water may penetrate these areas and cause damage.
Recommend that a qualified person re-caulk or install caulking as
necessary.
Recommendation
Contact a qualified professional.

Maintenance
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9.3.2 Tub with Shower
LOOSE ESCUTCHEON PLATES NOTED
These should be refastened and caulked to keep water from
infiltrating the walls.
Recommendation
Contact a qualified professional.

Repair/upgrade

9.3.3 Tub with Shower
PEELING PAINT NOTED AT PERIMETER
OF ENCLOSURE
Recommend repair by qualified person.
Recommendation
Contact a qualified professional.

Repair/upgrade
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Window Condition: Windows
Aluminum framed double pane
windows noted.

Patio Doors: Single pane glass
noted

Single pane glass noted. 

Patio Doors: sliding door
functional

The sliding patio door was
functional during the inspection.

Patio Doors: Tempered glass
noted in the patio door

Tempered glass noted in the
patio door.

Screen Doors: Sliding door
screen is functional

The sliding screen door is
functional. 

Ceiling Fans: Operated

10: INTERIOR AREAS

Information

Limitations

Observations

General Interiors
INTERIOR LIMITATIONS
Limitations: The following items are not included in this inspection: security, intercom and sound  
 systems; communications wiring; central vacuum systems; elevators and    stair lifts; sources of obnoxious
odors; cosmetic deficiencies due to    normal wear and tear in wall, floor and ceiling surfaces and
coverings, or    in equipment; deficiencies relating to interior decorating; low voltage    and gas lighting
systems. Any comments made regarding these items are as a    courtesy only. Note that the inspector does
not evaluate any areas or items which require moving stored items, furnishings, debris, equipment,    floor
coverings, insulation or similar materials. The inspector does not test for asbestos, lead, radon, mold,
hazardous waste, urea formaldehyde urethane, or any other toxic substance. Some items such as window
operability are tested on a sampled basis. 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 when possible.    
     .    
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10.5.1 Walls and ceilings
SIGNIFICANT CRACKS NOTED
This indicates possible  foundations settlement. Recommend repair
by qualified contractor. 

Recommendation
Contact a qualified professional.

Repair/upgrade

10.5.2 Walls and ceilings
EVIDENCE OF PAST MOISTURE DAMAGE NOTED
Area dry at time of inspection. 

Recommendation
Contact a qualified professional.

Maintenance
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11: SMOKE AND CARBON MONOXIDE DETECTORS

Observations

11.1.1 Detectors
SOME MISSING - SINGLE FLOOR
Recommend installing a smoke detector in each existing room used
for sleeping purposes and at a point centrally located on the wall or
ceiling of the hallway or area leading to these rooms.
Recommendation
Contact a qualified professional.

Safety Hazard

11.1.2 Detectors
OLDER STYLE SMOKE DETECTORS
NOTED
Older style smoke detectors noted. Recommend upgrading to
modern detectors.

Recommendation
Contact a qualified professional.

Repair/upgrade

11.1.3 Detectors
NO CO
There were no visible carbon monoxide detectors. Recommend installing a carbon monoxide detector in
the vicinity of all bedrooms areas and at least one per floor.
Recommendation
Contact a qualified professional.

Safety Hazard
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Location
None present

12: LAUNDRY

Information

Limitations

General
LAUNDRY LIMITATIONS
Please note, washer and dryers are usually considered personal property and not part of the house. The
inspector does NOT test washers or dryers.    
Note that as washer faucets are rarely turned on and off, they can become stiff over time. As water supply
to washing machines is usually left on, and hoses can leak or burst under pressure and continue to flow,
Recommend upgrading rubber hose to braided stainless steel versions. Recommend checking hoses and
connections on a regular basis for leaks.    
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Fireplace: Fireplace Materials
Prefabricated gas only fireplace
noted with electric starter.

Fireplace: Fireplace Locations
Living Room

13: FIREPLACES AND CHIMNEYS

Information

Limitations

Observations

Fireplace
GENERAL LIMITATIONS
Limitations: The following items are not included in this inspection: coal stoves, gas logs, chimney flues
(except where visible).    Any comments made regarding these items are as a courtesy only. Note that the
inspector does not determine the adequacy of drafting or sizing in fireplace and stove flues, and also does
not determine if prefabricated or zero-clearance fireplaces are installed in accordance with the
manufacturer's specifications. The inspector does not perform any evaluations that require a pilot light to
be lit and does not light fires. The inspector provides a basic visual examination of a chimney and any
associated wood burning device. The National Fire Protection    Association has stated that an in-depth
Level 2 chimney inspection should be part of every sale or transfer of property with a wood-burning device.
   Such an inspection may reveal defects that are not apparent to the home inspector who is a generalist.

13.1.1 Fireplace
LEVEL II DISCLAIMER
Level II inspectionThe National Fire Protection Association (www.nfpa.org) advises that each chimney
receive a Level II inspection each time a residence is sold. Inspection levels are explained at
www.csia.org/pressroom/press-inspection-levels-explained.htm. It is also advised that this inspection be
conducted by a chimney sweep certified by the Chimney Safety Institute of America (www.csia.org).

Recommendation
Contact a qualified professional.

Maintenance
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Energy Saving Resources: Energy Disclosure
The state of California requires the inspection report to include contact information for energy savings. This
information is provided below. UTILITY BILL, REBATES AND OTHER ASSISTANCE Online Consumer and Business
Conservation Rebate Database: www.consumerenergycenter.org. California Department of Consumer Affairs:
www.dca.ca.gov/energy-challenge.htm. California Energy Commission, for information on utility bill assistance
programs: 800-772-3300 or www.consumerenergycenter.org. California Public Utilities Commission Consumer
Affairs Branch, for information on baseline and other optional rates and bill assistance programs: 800-649-7570
or www.cpuc.ca.gov. Local Utility Company: SDG&E 800-411-7343 California Energy Alternative Rates (CARE): Call
your local utility company for information and applications.

Energy Saving Resources: Thank You
IM Home Inspections truly appreciates your business. It was a pleasure to inspect this home. If you have any
questions about this report or other inspection needs, you may contact me at 818-298-3405 or
IM@IMHomeInspections.com 

Thank you, Ian Mayer, President/Inspector IM Home Inspections, LLC

14: ENERGY SAVING RESOURCES

Information
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Buy Back Guarantee: We'll Buy Your Home Back

If your home inspector misses anything, InterNACHI will buy your home back.  
And now for the fine print:

It's valid for home inspections performed for home buyers or sellers by participating InterNACHI members.
The home must be listed for sale with a licensed real estate agent.
The Guarantee excludes homes with material defects not present at the time of the inspection, or not

required to be inspected, per InterNACHI's Residential Standards of Practice.
The Guarantee will be honored for 90 days after closing.
We'll pay you whatever price you paid for the home.

For more information, please visit www.nachi.org/buy.

15: BUY BACK GUARANTEE

Information
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