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Head Office: 655A Hoylake Rd Victoria BC V9B-3P8
Telephone: Victoria: (250) 920-8676, Duncan: (250) 715-6556
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Building Inspections Ltd

HOME INSPECTION REPORT
This report is prepared for the sole, confidential, and exclusive use and possession of our Customer:
Name: *******
Home located at: *******
Date of Inspection: Tuesday, October 1, 2019
A visual inspection of the building and immediately surrounding grounds has been conducted, in accordance with
the terms of the Pre-Inspection STANDARD CONTRACT Agreement, which is a part of this report and included
herein by reference.
The entire report must be read to fully understand the condition of the inspected building. Please call to discuss
any questions and concerns. This will allow us to clarify any questions or concerns for you the customer.
INTRODUCTION
The subject building is a two-level detached wood frame single-family dwelling constructed on a concrete
foundation. The year the home was built is approximately 1947
The following pages cover in detail the items, which are a part of this inspection. You will find an executive
summary of our findings in Section 1. Some defects, deficiencies and repair recommendations that may be of
particular importance to you may appear in the body of the report but not in the summary.
PLEASE READ THE ENTIRE REPORT
LIMITS OF A VISUAL INSPECTION
This inspection is a visual inspection, we do not perform invasive procedures, move furniture, lift carpets or
insulation etc. This inspection is limited to viewing those components and systems that are easily accessible and
in view.
A copy of our Code of Ethics and Standards of Practice is
provided separately from this report
To view a copy of our Code of Ethics and Standards of
Practice
please visit www.
When we may be of further service to you and your friends, please call 250 920 8676
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SUMMARY
In summary the residence is considered to be a typical example of a number of similar vintage and style homes.
The following are what is considered the most important items that were not operating as expected or should be
considered or addressed.

•

As this roof is in its later stages and some areas require repair (chimney flashings). recommend a roofing
contractor attend to determine the amount of maintenance required compared to budgeting for a new
roof. Monitor closely.

•
•

Elevated moisture levels were noted in the lowest level. (bathroom)
A more comprehensive (invasive) inspection of the damaged areas is recommended to determine the
cause.

•

The lot is graded towards the building in some areas and some previous water damage was observed in the
basement. As the perimeter drains appear to be original, recommend having the perimeter drains serviced.

•

The fireplace is older with some cracks noted. Recommend a WETT certified technician attend before use.

•

The stairway is missing a handrail and other hazards. Recommend these be corrected for safety.

Please see the respective chapter for more detailed information.
It should be pointed out that this summary is a subjective list and it may or may not reflect your priorities. Other
defects and recommendations that may be of particular interest and importance to you may appear in the body of
the report.
PLEASE READ THE ENTIRE REPORT
Please feel free to discuss any aspect of this report with us.
Sincerely
Myles Braid CHI(P)
HomeGuard Building Inspections Ltd
250 920 8676

Licence# 47416
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How to read this report
Paragraphs are used for descriptions of the building components and any explanations of how the areas
were inspected or reasons they were not (i.e. limited visibility).
Conditions of items will be described within the range of good, fair and poor condition. Fair is considered
to be in adequate enough condition to perform its function with some damage noted and/or repairs
required.
•

Bulleted sentences are used for observations, implications and recommendations.

•

Maintenance and minor repair items will quite often be listed with no recommendations.

•

Any items that are considered an immediate safety concern will be highlighted.

The report follows the outline of the Summary List page. Each section is highlighted and linked to the
corresponding chapter

In the Summary List
page, click on any of
these headings to be
taken directly to each
section
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SUMMARY LIST
Repairs or
maintenance
☒required

Lot Grading and Drainage

☒

Driveways, Sidewalks, Patios

☐

Decks

☒

Exterior, Windows, Doors

☐

Roof

☒

Garage

☒

Structure

☐

Crawlspace

☐

Attic, Insulation, Ventilation

☐

Interior, Kitchen, Bathroom,

☐

Rodents and Pest

☐

Heating, Ventilation

☒

Plumbing

☐

Electrical

☒

Comments

Older perimeter drains, lot grading towards building in some
areas. Recommend drainage company attend.

. Some rot noted. Repairs considered discretionary

Older roof with flashing details that require repairs to prevent
leakage
Serious settlement issues. Recommend a contractor attend.

Older gas furnace. Gas installation has some questionable

Ungrounded receptacles observed in the bedrooms and living
room.
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LOT GRADING AND DRAINAGE
The lot has a moderate slope.

•

Grading appears to be in some places, sloped toward the building and should be graded away.

Where the grading of concrete, asphalt or other areas is sloped towards the building and would require
expensive replacement to provide the correct amount of grade, please be aware that more water is directed
to the buildings foundation walls and the perimeter drainage system.
•

Recommend monitoring these areas for signs of water intrusion and making corrections as
necessary

•

The perimeter drainage system for this house appears to be older, possibly original. As most of this
system is underground, we recommend you have this system professionally serviced to determine
its current condition.

•

Some possible repair work was observed on the perimeter drainage system. Recommend inquiries
be made into the extent of the work performed.

•

Some damp related issues were noted in the lowest level that may indicate the drainage system is
not functioning as intended. Recommend a drainage company attend to further inspect the
perimeter drains.

RETAINING WALLS
It is beyond the scope of a home inspection to fully inspect retaining wall systems. General comments on
their condition only are provided.

•

Some retaining walls are wooden (subject to quicker deterioration), and show signs of
displacement. Rot and deterioration were observed.

As failure in this area would not necessarily cause concern for the building, recommend monitoring this
area for signs of movement and correcting as necessary.

DRIVEWAYS, SIDEWALKS, PATIOS
•

Sidewalks, patios and driveways are concrete and asphalt with much visible deterioration including
cracks and settlement.

•
•

There are trip hazards located in areas where the driveway and/or the sidewalks have settled.
Repairing these areas is expensive and usually considered discretionary.
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PLANTINGS
•

Larger trees or plantings noted near the building DO appear to pose a hazard at the present time.
Recommend these be pruned back away from the building or removed.

DECKS
The main building structure has an attached wood frame sundeck, this appears constructed of satisfactory
materials.

•

Some areas are reliant on caulking and require
maintenance now.

•

This is an older deck and some rot and deterioration was
observed in some of the members. Repairs are considered
discretionary.

EXTERIOR, WINDOWS, DOORS
The exterior walls have been primarily surfaced with wood look vinyl siding with wood trim.
Secondary siding consists of wood shingle
•

Cupped, warped and cracked siding boards were
observed and some areas require repairs.

•

Non rain screened buildings such as this one is
totally reliant on sealant and ongoing good
maintenance to prevent water entry into the wall
assemblies

•

Deterioration was observed to some of the walls
and the wood trims protective finish (paint).
Recommend these areas be re-painted.
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FLASHING
Flashings are typically metal and are installed in areas such as windows, doors, exterior vents and trim
to help protect and divert water away from these areas.
•
•

some areas or wall penetrations do not have flashing in place.
These areas are reliant on sealant.

•
•

This building relies on sealant in a number of areas to keep rainwater and moisture out,
Maintenance is required now and will be required on an ongoing basis.

It should be noted that parts of the exterior walls could not be inspected due to plantings, stored items or
attached decks.

EXTERIOR OF FOUNDATION WALLS
• Foundation exposure around the building in some areas has less than the recommended several
inches of foundation exposed. This increases the likelihood of water and insect damage to the
buildings wood structure.

•
•

On the exterior of visible foundation wall, we observed florescence, some apparent shrinkage
cracks
Efflorescence is the substance that forms on concrete when it comes into contact with water.

DOORS AND WINDOWS
Exterior windows were observed to be wood, metal, and vinyl, sliding and fixed panes
•

Single pane windows were observed throughout most of the building.

Some have insulated glazing (glass).
Moisture condensation between layers of glass was not visible on the date of inspection. Moisture can be
visible on some days and not others depending on the temperature and other conditions.
A representative number of windows were tested.
Some windows have;
• evident sun/heat damage
• evident rot and deterioration
• inoperative hardware including pieces like sash locks
• missing hardware
• water stains, indicating leaks or condensation
• window sash which do not open under normal pressure
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•

loose pieces, and some signs of wear and tear.

ROOF
The ROOF was inspected from the roof edge and a portion the roof was walked, where it was safe to do
so.
The roof has a covering of asphalt-based shingles.
The entire roof appears to be older with one layer noted.
Observations:
• shingles with loose or missing particulate. Particulate is the granular covering that protects the
shingle from the suns UV rays.
•

some exposed nail heads, recommend sealant be
applied.

•

Some signs of amateur or non-professional
workmanship (valleys, flashings, layout etc.) was
observed, this roof may not perform as well as
intended. Recommend monitoring for leakage
during the rainy season and/or have a roofing
contractor attend to further evaluate.

•

As this roof is in its later stages, we recommend a
roofing contractor attend to determine the amount
of maintenance required compared to budgeting for a new roof. Monitor closely.

DETACHED GARAGE ROOF
The garage roof has a covering of asphalt-based shingles.
The garage roof appears to be in much the same condition as the main houses roof.
CHIMNEYS
The building has two masonry chimneys in fair condition.
A typical amount of general weathering and wind driven wear and tear was observed.
A comprehensive examination of the chimney’s interior is referred to a mason or fireplace specialist.
Observations:
• cracks
• missing or soft mortar,
• Recommend repairs be made to prevent water entry.
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ROOF FLASHINGS
Flashing is the metal joint between two dissimilar construction materials, such as where walls and roofs
intersect, or at roof penetrations such as pipe vents, skylights or chimneys.

•

Some of these areas are not properly flashed.

•

Some of the flashings require repair and/or
maintenance.

GUTTERS AND DOWNSPOUTS
Gutters and downspouts are made of metal and are in fair condition.
Gutters were clear indicating that the roof drainage system is operating as expected.
•
•

Some gutters or downspouts have become damaged, disconnected and/or are missing pieces.
Maintenance and repair are required.

GARAGE
The garage is detached from the building.
• Visibility was very restricted due to stored items.
•

Serious settlement issues observed. Recommend a contractor attend to further evaluate.

STRUCTURE
FOUNDATION
The foundation is poured concrete with typical 8-inch-thick walls in a perimeter strip configuration.
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FRAMING
Floor framing is hidden from view and could not be inspected.
The superstructure appears to be mostly conventional wood frame construction with stud perimeter and
partition walls with 2x4 ceiling structure.
BASEMENT OR MAIN FLOOR AREA
The basement space is a heated living area constructed below grade.
•

Evidence of previous water intrusion was noted. These areas may experience water ingress again
during the rainy season unless corrections are made to the perimeter drainage system and the lot
grading.

•

Dampness was noted and higher moisture levels
were recorded. (bathroom). Further evaluation is
required to determine exactly where the moisture is
coming from (perimeter drains or a plumbing leak)

ATTIC AND INSULATION
ATTIC SPACE
The building has one main attic space accessible from the hall.
STRUCTURE
The roof structure has been built in place (stick framed) and is an older design style;
The roof structure appears to have been functioning well over time.

INSULATION
Insulation in the attic is accomplished by
fibreglass and other insulation in excess of four inches thick.

This is depth of insulation is considered adequate for our climate.
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Regarding insulation in the walls, we removed exterior wall outlet covers on interior of building and saw
no opportunity to observe the presence or absence of insulation in the walls.
Buildings of this vintage were typically constructed without wall insulation.

ATTIC MOISTURE and VENTILATION
There were no visible indications of moisture or water stains on underside of roof decking and framing.
Rust, corrosion or discoloration on exposed roofing nails, and other signs of elevated moisture was not
evident on the date of the inspection. Ventilation seems adequate and need not be increased.
Moisture in the wood was measured at between 6 % and 12 %. This indicates a normal environment for
wood in an attic space.

Ventilation in the attic is accomplished by roof, and gable vents.
•

Ventilation appears to be just adequate for a roof this size. As this roof gets older and allows more
moisture into the attic space the current amount of ventilation may become insufficient.

Poor ventilation in attic spaces is a cause of moisture damage to framing and sheathing, it is also a
contributing factor in allowing heat to build up in the attic space thus shortening the life of the roof
covering.

GENERAL INTERIOR
WALLS and CEILINGS
Mostly walls and ceilings are made of plaster and drywall.
For the most part they appear recently painted and in good condition.
A number of flaws and imperfections were noted at the time of inspection.
Observations;
• cracks.
• repaired water or cracking damage was evident

FLOOR COVERINGS
The general condition of the floor coverings appears to be in fair condition.
• damage was observed.
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When bounced on, a normal amount of bounce was noted.
•

The floors are noticeably unlevel in some areas. This is an older home, if this is of concern to you,
we recommend further evaluation to determine the cause.

The interior doors are varying in material and design.
Random tested and found some are in need of adjustment and/or repair.
CABINETS and COUNTER TOPS
are in reasonable condition for their age and are securely fastened.
Wear and tear were noted.
Minor damage was noted.
Some observed cabinets require adjustments.
MOISTURE and HUMIDITY
•

Moisture content in some areas (basement bathroom,)
was measured above 19 %. This indicates an unhealthy
environment for construction materials in an interior
space. There may be concealed moisture damage that
we cannot see. Recommend a contractor attend to
evaluate the source, the extent of any damage and make
corrections as required.

EXHAUST VENTS
The kitchen is vented mechanically with an exhaust fan and ducting.
•

One bathroom does not have an exhaust fan present.

STAIRS AND BALCONIES
STAIRS AND BALCONIES throughout the building felt solid under foot
•

The headroom in the stairway appears to be lower than the minimum recommended.

•

The stairway is missing handrails and guard rails.

•

Recommend corrections be made for safety.
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FIRE EGRESS

•

EXTERIOR EGRESS: For safety, a bedroom or any other sleeping area should have at least two ways to get
out in case of fire or other emergency.

•

In all homes, we recommend a fire escape plan be considered.

HEATING, VENTILATION
FURNACE
The building has an older gas forced air furnace located in the basement.
The main fuel shut off is located in line.

The gas furnace appears to have metal (b vent) piping materials directed through an existing masonry
chimney.
The installation was examined and appears to be operational condition.
When turned on by the thermostat or control, the unit fired and gave heat
Flame colour and pattern appeared normal and the controls and circulation fan appeared satisfactory.

OIL TANK
• This building appears to have previously had, a different oil furnace and/or oil tank. Considering the age
of the building we recommend further inquiries be made into where the previous tank was located (i.e.
underground).

FIREPLACES/GAS APPLIANCES
A masonry fireplace and chimney are located in the living room. We observed small cracks and some
missing grout.
The damper did operate under normal pressure.

Recommend, chimney sweep clean fireplaces, wood stoves and flues on an annual basis or subject to use.
•

I was unable to determine if the chimney is lined or not, recommend you have a WETT certified
chimney sweep attend.
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•
•

Some indications of handyperson or non-professional gas
line/appliance installation was observed.
recommend a gas technician attend to further evaluate all of
the gas installation.

PLUMBING
SERVICE AND WASTE PLUMBING
The main water supply entering the building is Copper (3/4 in)
Visible service piping in the building is primarily copper with some plastic (pex).

Visible waste piping appears to be plastic (ABS)and cast iron.
• Older cast iron waste piping was observed. As this material deteriorates from the inside out, please
be aware that leaks can develop at any time.
Vent piping appears to be plastic (ABS).
With multiple fixtures running, we tested the system by flushing toilet(s) to over stress flow
and observed acceptable decrease in flow.
•

A pressure reducing valve was observed.

•

Some plumbing fixtures (faucets, shower heads, drain stops,
etc.) are older and require adjustment and/or repair.

•

We observed some indications of handyperson or nonprofessional plumbing
We recommend a plumber attend to further evaluate this
installation.

•

KITCHEN AND LAUNDRY
Please note, appliances are inspected for their service connections only.
The laundry is located in the basement hallway
Clothes Washer.
Clothes Dryer.

We observed connections for water and drain and connections for electric.
Electric connections were noted. It appears to be vented to the exterior as it should be.
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Dishwasher We observed connections for hot water supply and drain waste.
Sink disposal None
DOMESTIC HOT WATER
The hot water tank is gas and has a rated capacity per the label of 151 litres.
This should be sufficient for normal household use.
The tank does have a safety pressure release valve and does have a safety extension down toward floor.
Hot water was received at hot water faucets operated in random testing.
Apparent age of the unit is newer based on the unit’s serial # (2016).

BATHROOMS
There are two bathrooms in this house,
The toilets flushed and feel adequately fastened.
Hot and cold taps operated as expected.
Drains operated as expected and removed water at a reasonable rate.
•

Caulking and painting appears in only fair condition and requires maintenance

•

Grouting or caulking has cracks and is in need of maintenance. (Where grouting or caulking has
been damaged for some time, unseen damage may be present behind the walls)

•

Moisture damage was evident.

•

Mildew shows a need for more ventilation. Recommend ventilation be increased to prevent
mildew and moisture damage.

•

Moisture content in the basement bathroom area was measured at between 14 % and 20+ %. This
indicates an unhealthy environment for materials in an interior space. There may be concealed
moisture damage behind these walls that we cannot see.
Recommend a contractor attend to evaluate the source, the extent of the damage and correct if
necessary.

•
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ELECTRICAL
This building has an overhead service drop
The apparent service cable size is 125 Amps.
One meter was observed
The main disconnect reads 125 Amps.

MAIN SERVICE PANEL AND DISTRIBUTION
The MAIN SERVICE PANEL is a breaker system of good quality located in the basement.
Voltage appears to be 120/240.
The exterior grounding connection for the electrical system was not observed.
Much of the distribution wiring is hidden in the walls, the branch wiring is copper at the service panel and
at a representative number of outlets.
A representative number of plugs and light switches were tested using a tester and by operating as
appropriate. All tested receptacles and switches, operated as expected.

Observations;
• ungrounded three prong plugs,

SMOKE ALARMS
The Standards state;
F. Inspectors are NOT required to inspect: 7. test and/or operate any installed fire alarm system, burglar
alarm system, automatic sprinkler system or other fire protection equipment;
As smoke alarms should be tested on a regular basis, we recommend testing all of the units in this home
on the day you take possession and every six months.

We found more than one alarms. Recommend these all be tested before sleeping in the building.
•

As these units appear to be older than ten years, we recommend replacement.

•

Carbon monoxide detectors were not observed.

GROUND FAULT CIRCUIT INTERRUPTERS (GFCIs)
Installation of GFCIs is recommended in bathroom outlets, exterior outlets, garage outlets, near whirlpool
spas, swimming pool equipment and anywhere damp or wet conditions persist.
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The GFCI's of this building were tested and found to be working.
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SECTION 11: EXCLUSIONS AND LIMITATIONS
Some defects may have been hidden by storage or furniture at the time of the inspection, or may not reveal themselves until you have lived
in the building for a while. A shower, for example, may only leak after the water has been running for ten minutes, or a basement may
only let water in during certain times of the year. Often of course, there are clues to indicate previous or potential faults even though they
may not actually be visible. In the absence of such evidence however, it is difficult for us to predict future problems. It is our policy to reinspect and discuss with you, all significant problems. Please feel free to call at any time.
We do not quote prices for repairs. Some may argue that the buyer needs to know his likely costs in order to make a balanced judgment
and it is precisely because of this that our policy exists. Home inspectors can usually quote a price range for any given repair. The
difficulties start when both buyer and seller see the range. Inevitably the buyer chooses the high end and the seller the low end. If the
range spans several thousand dollars there will always be a conflict.
It is our advice that in any case where the likely costs will exceed one thousand dollars, the parties arrange to get at least three quotes for
the work. In that way, everyone will know the reality of the situation. Contractors' advice and that of the home inspector may often be in
conflict. Remember that the inspector works for you. If it is his opinion that the basement leakage problems may be solved by attention to
gutters and grading, you may be sure that he has your interest and the balance of your bank account in mind. The contractor called to view
the same problem may suggest a fifteen thousand-dollar approach. Both will work. You must choose which remedy you prefer.
Is a Home Inspection an Insurance Policy?
There may come a time that you discover something wrong with the house, and you may be upset or disappointed with your home
inspection. There are some things we would like you to keep in mind.
Intermittent or Concealed Problems Some problems can only be discovered by living in a house. They cannot be discovered during
the few hours of a home inspection. For example, some shower stalls leak when there are people in the shower but do not leak when you
simply turn on the tap. Some roof and basements only leak when specific conditions exist. Some problems will only be discovered when
carpets are lifted, furniture is moved of finishes are removed.
No Clues These problems may have existed at the time of the inspection but there were no clues to their existence. Our inspections are
based on the past performance of the house. If there are no clues of a past problem it is unfair to assume, we should foresee a future
problem.
We Always Miss Some Minor Things. Some say we are inconsistent because our report identifies some minor problems but not others.
The minor problems that are identified were discovered while looking for more significant problems. We note them simply as a courtesy.
The intent of the inspection is not to find the $200 problems; it is to find the $2000 problems. These are the things that affect people’s
decisions to purchase.
Contractors Advice. A common source of dissatisfaction with home inspections comes from comments made by contractors.
Contractor’s opinions often differ from ours. Don’t be surprised when three roofers all say the roof needs replacement when we said that
the roof would last a few more years with some minor repairs.
Last-Man-In Theory. While our advice represents the most prudent thing to do, many contractors are reluctant to undertake these
repairs. This is because of the “Last-Man-In Theory”. The contractor fears that if he is the last person to work on the roof, he will get
blamed if the roof leaks, regardless of whether or not the roof leak is his fault. Consequently, he won’t want to do a minor repair with high
liability when he could re-roof the entire house for more money and reduce the likelihood of a call back. This is understandable.
Most Recent Advice Is Best There is more to the “Last-Man-In Theory”. It suggests that it is human nature for homeowners to believe
the last bit of “” expert” advice they receive, even if it is contrary to previous advice. As home inspectors, we unfortunately find ourselves
in the position of “First-Man-In” and consequently it is our advice that is often disbelieved.
Why Didn’t We See It? Contractors may say, “” I can’t believe you had this house inspected and they didn’t find this problem.” There
may be several reasons for these apparent oversights.
Conditions during inspection. It is difficult for homeowners to remember the circumstances in the house at the time of the inspection.
Homeowners seldom remember that it was snowing, there was storage everywhere or that the furnace could not be turned on because the
air conditioning was operating, et cetera. It is impossible for contractors to know what the circumstances were when the inspection was
performed.
The wisdom of hindsight. If a problem manifests itself, it is very easy to have 20/20 hindsight. Anybody can say that the basement is wet
when there is 2 inches of water on the floor. Predicting the problem is a different story.
A long look. If we had spent a half an hour under the sink or 45 minutes disassembling the furnace, we would find more problems too.
Unfortunately, the inspection would take several days and cost considerably more.
We are generalists. We are not specialists. The heating contractor may indeed have more heating expertise than we do. This is because
we are expected to have heating expertise and plumbing expertise, structural expertise, electrical expertise, roofing expertise etc.
An invasive look. Problems sometimes become apparent when carpets or tiles or plaster are removed, when fixtures or cabinets are pulled
out and so on. A home inspection is a visual inspection. We do not perform invasive procedures or destructive tests.
A Home Inspection is Not Insurance
In conclusion, a home inspection is designed to better your odds. It is not designed to eliminate all risk. For that reason, a home
inspection should not be considered an insurance policy. The premium that an insurance company would have to charge for a policy with
no deductible, no limit and an indefinite policy period would be considerably more than the fee we charge. It would also not include the
value added by the inspection.

