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EXECUTIVE SUMMARY OF FINDINGS

To help provide a perspective for the work that we have recommended be complete
before moving into this home, we offer the following list of suggested repaims list should
not be considered all-inclusive since there will surey be other thingsyou will want to make
part of thislist. Please use this list in conjunction with this Report and the Maintenance Plan
provided at the end of this report in Appendix A.

Itemsto be addressed before moving in:

- Repair dryer and laundry room vent outlets (Photos 37, 39, 41, & 42)
- Repair plumbing fixtures

- The reverse osmosis system was not operating properly and the filter
housing should be secured in place (Photo 21).

- Various drain stopper repairs are needed (Photo 28).

- The evaporative cooler water line is plumbed into the main check
valve and there was evidence of previous leakage. This should be
investigated further, and repaired as needed (Photo 7).

- The hall bathtub faucet handle turns 360his should be repaired
(Photo 27).

- The hall bathroom showerhead mount was cracked (Photo 25).

- Some evidence of leakage was noted under the kitchen sink. This
typically suggests some plumbing leakage from a fixture above. It
was not possible to know if this leakage was current at the time of
the inspection. We suggest further investigation to determine the
exact extent of this condition (Photo 21).

- The laundry room faucet leaks at the swivel (Photo 31).

- Repair electrical system

- The main panel box is not readily accessible. Quick, unobstructed
access needs to be provided. The cabinet needs to be modified and
storage items moved to provide easy access to the panel (Photo 9).
The electrical splices in the evaporative cooler should be put in
junction boxes. This is a hazard that needs to be corrected (Photo
10).
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All extension cord wiring should be removed and replaced with
permanent wiring for the evaporative cooler and patio lighting
(Photos 8 & 16).

The pool equipment should be bonded (Photo 17).

Noisy and wobbling ceiling fans should be repaired in the kitchen
(Photo 22).

The main panel conduit clamp is missing (Photo 4).

Missing switch cover plates should be installed in the attic (Photo
45).

Maintain/repair the swimming pool equipment

As mentioned in the Electrical section, the pump motor bond wire
should be attached (Photo 17).

The pump was leaking (Photo 18).

There was a minor leak at the filter (Photo 19).

The remainder of the pool fence should be removed and the deck
holes repaired (Photo 20).

The soil should be removed from in front of the heater access
panel.
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22 Monument Square
Portland, ME 04101
Date

Our Client
789 House Drive
Las Vegas, NV 89134

Re:  Home Inspection — 11-0237
123 Any Street, Las Vegas, NV 89134

Dear Our Client:

At your request, a structural, electrical, and mechanical inspection of the above property

was performed oDATE. The report that follows has been prepared based on that

inspection. This inspection was performed by and report written by Charles E. McWilliam, P.E.,
Master Inspector, of Criteriufangineers. For your interest, a copy of Mr.

McWilliam's resume is attached.

The report that follows has been prepared from the perspective of what an owner of this
property would benefit from knowing. Thus, it discusses many things beyond those which are of
immediate concern. Therefore, the report needs to be read in its entirety to understand fully all
the information that has been obtained.

For your convenience, we have prepared the following summary of the condition of the
major systems of the house. Please refer to the appropriate section of this report for a more
detailed discussion of these systems.
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SUMMARY
The structural system is in good condition.
The heating/air conditioning system is operational.
The plumbing system is serviceable.
The electrical system is in good condition, but in need of minor repair.
The exterior is in good condition.
The roofing is in good condition, but in need of regular maintenance.
The swimming pool and equipment are serviceable.

This is a relatively new home that has been built using standard quality workmanship and
materials. It is generally in good condition at this time and, with attention to the items noted in our
report, should offer many years of trouble-free occupancy.

INTRODUCTION

Our primary purpose is to provide an understanding of the house. We do, of course, look
for problems, particularly those we would consider major deficiencies. Please keep in mind that
we generally define a major deficiency as one that would cost approximately $1,000.00 or more
to correct. Any house will have minor items deserving attention. Often these are matters of
personal preference. It is not the intent of our inspection to detail every minor defect we might
find.

Our inspection and repaitb not include code compliance, mold investigations, indoor
air quality analysis, municipal regulatory compliance, subsurface investigation, verification of
prior uses, or records research related to this building.

This inspection report is limited to observations made from visual evidence. No
destructive or invasive testing was performed. The report is not to be considered a guarantee of
condition and no warranty is implied.

CriteriumEngineers, LLC, offers two types of residential inspections; the
standard inspection and the comprehensive inspection. Essentially, the standard inspection relies
on visual evidence available at the time of the inspection, while the comprehensive inspection
relies on visual evidence plus analysis, invasive testing, and extended, on-site evaluation to reach
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its conclusions. Further detail regarding these two types of inspections can be found in the
Agreement for Services in Appendix D of this report.

Based on discussions prior to our inspection, you have chosen the standard visual
inspection. Our inspection and the report that follows were conducted in accordance with the
standards for this type of inspection.

For your reference while reading the report that follows, the following definitions may be
helpful:

Excellent -  Component or system is in "as new" condition requiring no rehabilitation and
should perform in full accordance with expected performance.

Good - Component or system is sound and performing its function. Although it may
show signs of normal wear and tear, some minor rehabilitation work may be
required.

Fair - Component or system falls into one or more of the following categories:

a) Evidence of previous repairs not in compliance with commonly accepted
practice, b) Workmanship not in compliance with commonly accepted standards,
c) Component or system is obsolete, d) Component or system approaching end of
expected performance. Repair or replacement is required to prevent further
deterioration or to prolong expected life.

Poor - Component or system has either failed or cannot be relied upon to continue
performing its original function as a result of having exceeded its expected
performance, excessive deferred maintenance, or state of disrepair. Present
condition could contribute to or cause the deterioration of other adjoining
elements or systems. Repair or replacement is required.

All ratings are determined by comparison to other buildings of similar age and
construction type. Further, some details of workmanship and materials will be examined more
closely in higher quality homes where such details of workmanship and materials typically
become more relevant.

Attached are the actual inspection check sheets which contain additional information.
These should be considered part of the overall evaluation and report.

In addition to our discussions about the condition of the various systems and components,
this report covers repairs and maintenance. To help provide a perspective for the work we have
suggested for this homeMaintenance Plan has been included in the Appendix A to this
report.
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This report is based on an examination of the major systems in this building; specifically
the heating, plumbing, electrical, and structural systems. This report is an opinion about the
condition of this building. It is based on visual evidence available during a diligent inspection of
all reasonably accessible areas. No surface materials were removed, no destructive testing
undertaken, nor furnishings moved. This reponoisan exhaustive technical evaluation. Such
an evaluation would cost many times more.

This evaluation is not a geological inspection of the site. No subsurface investigation was
made and this inspection is not what might be referred to as a "soils report." We can make no
determination of the prior grading activity that may or may not have occurred without more
extensive research of public records or subsurface investigation. If you desire a geotechnical
evaluation we can provide these services at an added fee.

Owning any building involves some risk. Even the most comprehensive inspection
cannot be expected to reveal every condition you may consider relevant to your ownership.
Further, without disassembling the building, not everything can be known.

You, as a responsible buyer, should examine the portions of this building for which you
are most able to judge acceptability. This includes such things as floor coverings, interior wall
finishes, appliances, etc.

It is our responsibility to evaluate available evidence relevant to the major systems in this
building. We are not, however, responsible for conditions that could not be seen or were not
within the scope of our service at the time of the inspection.

This inspection and report have been conducted in compliance with the standards of
practice of the National Academy of Building Inspection Engineers.

No homeis perfect. We will be discussing many different subjects in this report as well
as offering suggestions for changes and improvements to this home. As you read the report, pay
particular attention to our notes regarding the fact that many of our observations and suggestions
are typical of many homes we look at. Thus, while it may seem that there is some work to do
during the next five to ten years, keep in mind that no home is perfect and all deserve some care,
attention and upgrading.

DESCRIPTION
This home is a one-story, single family, residence with stucco on the exterior walls, and

light-weight concrete Spanish tile roof surfacing (Photo 1). The house is built on a nearly level
building pad on a lot that slopes to the front street and to the right. The home was apparently
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built in 1995. The house is assumed to face south. In addition, there was an attached two-car
garage which was included in this evaluation.

For purposes of this report, all directions (left, right, rear, etc.) are taken from the
viewpoint of an observer standing in front of the building and facing it.

STRUCTURE

The house is of the concrete slab foundation type. The roof framing is supported by
interior and exterior bearing walls and beams. This is a standard method of construction. We
inspected the walls, door casings, and the fit of the doors and windows for any indication that there
was movement ongoing with respect to the foundation. None was noted.

Where visible, the footers are generally in good condition. There are a few cracks, which is
typical for this type of foundation wall. Within the garage, there has been some minor shrinkage
cracking of the concrete slab. This is common and to be expected. There is no apparent structural
deficiency related to this condition

When floor coverings are changed in this home, expect to find minor cracking of the
concrete floor of the house, similar to that noted in the garage floor. This is common and not
considered structurally significant.

We did note some problems in the drainage pattern in the vicinity of the home itself. We
mention this because poor drainage is a frequent contributor to differential movement in the Las
Vegas area. Regrading to eliminate low areas around the left side of the garage and ground sloping
toward the house may be needed if you note runoff against the foundation. In addition, regrading is
needed on the rear of the house to lower the soil grade and eliminate soil/stucco contact. There
should be at least 2 inches of exposed foundation between the bottom of the stucco and the soll
(Photos 5 & 14).

The low, overhead areas of the attic were inaccessible, and this limited the extent of our
structural inspection.

The roof framing was inspected by entering the attic via the access panel in the ceiling of
the hall bathroom. Where visible, the basic framing members are in good condition. The roof
framing in this home consists of prefabricated wood trusses, a common building component;
however, these trusses cannot be easily modified if you are considering renovations to this home.

Our evaluation of much of the structure is derived from many indirect inspection
observations. Since we rarely see the wall framing, we look for cracks and bulges in the finish of
the walls to determine condition. It is possible that there are shortcomings with the structure of this
home that will not be indicated from a visual inspection.
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This home has been constructed using a non-structural sheathing on the exterior walls. This
is applied for its insulation value. As a result, structural attachments to the outside of the house
must extend to the underlying studs.

While the house is quite new and has not had time to develop problems with rot, there are
several areas where rot could develop. Proper maintenance includes painting or staining any
exposed wood to prevent moisture penetration, caulking at joints between different materials, and
providing or maintaining good ventilation. Even with these precautions, rot may still develop in
these or other areas. The important thing to remember is that any damaged wood needs to be
replaced as soon as possible to prevent any damage from spreading to other wood framing. At the
time of any repair work, areas normally hidden from view can be inspected for signs of
deterioration.

For all practical purposes, there has been little or no settlement or movement of the house,
and it can be described as structurally sound. The overall structural stability of these premises can
be described as good.

Based on visible evidence, no major structural problems are expected in this building well
into the foreseeable future. This, of course, assumes proper maintenance and regular inspections.

WOOD-DESTROYING INSECTS

We are not providing a structural pest control inspection. However, as we discussed, there
are areas in and around the house that can permit easy entry for wood destroying organisms. These
include:

- Exterior wall surfacing in close/direct contact with the ground
- Soil above sill level

WATER

We found no evidence of moisture or seepage on the concrete slab. You should not assume,
however, that water seepage problems cannot and will never occur. Water problems result from a
number of sources under a variety of conditions.

VENTILATION

Ventilation is very important for all buildings. Attic ventilation will reduce the amount of
heat and moisture that can develop in insulated attics and can increase roof life by reducing heat and
condensation. Good ventilation yields a healthier living environment as well, as it reduces the
accumulation of offensive and/or toxic fumes and improves energy efficiency.
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Attic ventilation is provided by soffit, gable, and roof vents. The amount of ventilation
appears to be adequate, and we found no evidence of excessive moisture in the attic. It is important
that the attic ventilation be kept open and clear year-round.

As we discussed, the dryer is vented into the attic. This adds damaging moisture to the air,
and the lint represents a fire hazard. The dryer should be vented to outside air.

The laundry room fan is also vented into the attic. This can lead to excessive moisture
build-up in the attic. This fan should be ducted to outside air. This can be accomplished by
reconnecting the ductwork.

Indoor air quality is a growing concern. Mold and mildew, fostered by moisture
accumulation, can lead to respiratory discomfort and aggravate allergies and other respiratory
conditions for some people. While we may comment on readily visible evidence of mold
infestations (refer to the “Environmental Scan” section) this inspection and report should not be
considered a mold investigation of any kind. If that type of investigation is desired, individuals
specifically trained and qualified for such work should undertake it.

We noted the following deficiencies in the ventilation system (Photos 37, 39, 41 & 42):

- Clean and repair dryer vent.
- Reconnect laundry room duct.

HEATING AND AIR CONDITIONING

Heating and cooling for these premises is provided by a split system air conditioner and
gas furnace. A split system air conditioning/heating system consists of two basic elements: the
compressor/condensing unit, which is located in the right side yard, and the air handler/
evaporator coil/gas furnace unit, which is located in the attic.

During the hot summer months, the compressor/condensing unit, in conjunction with the
evaporator coil, removes heat from the house and rejects it to the outside. During the cooler
winter months, the furnace heats the inside air. For both the heating and cooling processes the air
handler circulates air through the house.

Due to the high ambient temperature, the heating/cooling system was operated only in the
cooling mode during the inspection. The cooling system is in operating condition, and ran
satisfactorily with conditioned air reaching the various outlets uniformly.

Our visual inspection of the air conditioning system does not check for proper refrigerant
charge or test for leaks in the system. The evaporator coil needs cleaning and maintenance
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periodically. The coil should be cleaned, serviced and inspected if the owner's records do not
indicate that this service has been performed within the last year.

In the cooling mode, this system, when operating properly, can produce approximately 5
tons of cooling. This should be adequate for this size house.

Keep in mind that the average life of the air conditioner compressor is approximately 12 to
15 years. The air conditioner compressor/condenser units were manufactured in 1995. You
should determine from the present owner if any compressor system components have been recently
repaired or replaced.

According to the heating equipment’s nameplate, it is rated at 115,000 B.T.U.H. This
should also be adequate for this home.

Please be aware that the heat exchanger could only be viewed to a limited extent. Those
areas which were visible appeared to be serviceable. You should understand that this is a very
limited examination and not a conclusive evaluation of the heat exchanger. A conclusive
evaluation can only be done either visually by at least a partial dismantling of the furnace, or by a
smoke test or other tests that would identify combustion products in the heated air.

This heating and cooling equipment should be cleaned, serviced and adjusted each year
prior to the start of the heating and cooling seasons. This servicing should include the compressor,
burners, motor-blower units, filters, and all electrical controls and devices for starting and
operating, etc.

The cleaning and/or changing of filters at least every 3 to 4 weeks in the heating and cooling
seasons is strongly recommended. This will go a long way towards keeping the units running
efficiently. Filters are located at the return air vents in the hallway ceiling.

We noted the following specific deficiencies in the heating and air conditioning system:

- The air handler operated noisily. This should be investigated further, and
repaired as needed (Photo 44).

- A minor air leak was noted at the attic air handler at the refrigerant line
penetrations. This is an easily accomplished repair (Photo 44).

- In the attic, various portions of the ductwork are leaking conditioned air.
Repairing these ducts will help to reduce energy consumption and to provide
more efficient operation (Photo 32).

- The ductwork used in this house is primarily the vinyl, flexible type. While
serviceable, this type of ductwork is subject to mechanical damage,
premature deterioration, and buckling. Buckling of the ductwork will cause
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a reduction of airflow, reducing the performance of the heating/air
conditioning system (Photo 43).
- Complete disconnect/repair of evaporative cooler (Photos 11, 12, & 13).

This house has an evaporative cooler mounted on the left garage wall. This unit was not in
operable condition and should be investigated further to ensure that proper repairs are made.

Evaporative coolers are common in this part of the country. Because of their simple
design they are much less costly to operate than air conditioners or heat pumps for purposes of
cooling. They can only be comfortably used, however, during certain periods of the year, usually
early summer and late fall, when the relative humidity of the ambient air is quite low.

Their operation is simple: hot and dry outside air is drawn through a wetted pad or similar
media, usually cedar shavings or artificial fibers. This process of introducing moisture into the hot,
dry air has the effect of lowering the temperature and raising the relative humidity.

Unlike an air conditioner, which recycles interior air over and over again, an evaporative
cooler pumps cooled outside air through the house and out opened windows or other ventilation
systems.

ENERGY EFFICIENCY

In any home in this climate, the three most important areas for enabling optimum energy
efficiency are conduction, solar heat gain, and infiltration gains and losses. Conduction (or direct
heat gain or loss through the walls and ceiling) is primarily controlled by insulation. Infiltration
loss or gain (drafts or air leakage) is controlled by caulking and weatherstripping. Solar heat gain is
controlled by the external shading of windows exposed to the sun or reflected sun.

In this house, the infiltration, solar heat gain, and conduction losses and gains are reasonably
well controlled. We do not recommend major additional work at this time.

Where visible, the attic insulation consisted of 9 to 10 inches of fiberglass batt insulation.
There are apparently 4-1/2 inches of wall insulation. This essentially conforms to present standards
of heat conservation practice. The out-of-position insulation noted in the attic should be properly
reinstalled.

Generally, the windows in this home are good quality “thermal pane” (double glazed)
windows. If kept well maintained and tightly closed in the winter and summer, these windows
should serve you well. The seal was checked in these windows and no problems were noted. Such
defects are not always visible, however, because of varying temperature and humidity conditions.
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Most of the exterior doors were equipped with weather-stripping, which is generally in
serviceable condition. As it ages, however, it will wear and deteriorate. As this occurs, or if the
weather-stripping becomes damaged, you should replace it.

We recommend the following cost effective improvements to this home to improve
energy efficiency:

- Replace missing/out of-place attic insulation (Photos 36, 38, & 40).

- Insulate hot water piping

- You will realize a savings in the operating costs of the water heater if you
insulate it. The investment is small enough that it will typically pay itself off
within the first year or two, provided your hot water demand is about
average for a single family home.

- Solar screens are recommended on the east and west windows.

PLUMBING

A plumbing system consists of three major components, the supply piping, the waste or
drain piping, and the fixtures. The distribution piping brings the water to the fixture from a public
water main, and the waste piping carries the water from the fixture to a public sewer line.

The distribution piping is smaller diameter piping that operates under pressure. These pipes
must be water-tight. The drain or waste piping does not operate under pressure, instead typically
uses gravity to drain the water from the fixture to the sewer. Thus, these pipes must slope in order
to work properly.

As we understand it, this house is served by both municipal water and municipal sewer and,
therefore, little problem need be anticipated in either of those areas. You should confirm these
connections with the local water and sewer authorities.

You also should be aware that you are typically responsible for the cost of any repairs
related to the portions of that system contained within your property lines. Clarification of this
responsibility can be obtained through your local code enforcement official. You should also be
aware that there may be roots or partial restrictions in the drain lines that allow water to flow freely
during our limited performance test, but may back up with paper or other solids.

As we discussed, most of the plumbing system in this home uses polybutylene (PB)

piping. Early versions of this piping were not dependable and required upgrading, especially in
the connections and joints. The piping in this home appears to have been upgraded.

10
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This home has a central manifold block for the valves to shut off the water supply to each
fixture in the house. This manifold is located in the laundry room. We recommend that you
familiarize yourself with its operation (Photo 30).

Except as noted on the inspection field notes, water pressure in the various plumbing
fixtures was normal. Most fixtures were tested and found to be in working order. There is a drop
in water pressure in the bathrooms when more than one plumbing fixture is in use at the same time.
With coordination, this condition should not be a serious problem.

The water supply system included water softening equipment. This equipment appeared to
be operational at the time of our inspection. This equipment normally serves to reduce the mineral
content in the water making it "softer”; more compatible with normal, residential needs. However,
we do not water test this equipment to evaluate its capability to soften the water. We suggest you
discuss the proper operation and maintenance of this equipment with the current owner and obtain
any maintenance records and manufacturer's information that might be available.

The drain lines in this home consisted of ABS piping. Where visible, this system was in
good condition at the time of the inspection.

Domestic hot water is provided by a gas water heater. It was in operation at the time of the
inspection. According to the nameplate, the water heater has a capacity of 50 gallons. Its size
appears adequate for the normal needs of this size house. It appears to be quite new and, with
proper maintenance, should provide 5 to 10 years of dependable service.

The water heater should be flushed every six months or as recommended by the
manufacturer to remove sediments that collect at the bottom of the tank. This is done by attaching a
hose to the drain valve at the bottom of the heater and turning the valve on. When the water
coming out of the hose turns clear, then the process is complete.

The underground lawn sprinkler/irrigation system was operating at the time of inspection.
It should be realized that no excavations or diggings were made as part of this inspection;
therefore, no comment can be made on the condition of buried pipes.

The following specific deficiencies were noted in the fixtures and related piping:

- The reverse osmosis system was not operating properly and the filter
housing should be secured in place (Photo 21).

- Various drain stopper repairs are needed (Photo 28).

- The evaporative cooler water line is plumbed into the main check valve and
there was evidence of previous leakage. This should be investigated further,
and repaired as needed (Photo 7).

11
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- The hall bathtub faucet handle turns 36This should be repaired (Photo
27).

- The hall bathroom showerhead mount was cracked (Photo 25).

- Some evidence of leakage was noted under the kitchen sink. This typically
suggests some plumbing leakage from a fixture above. It was not possible to
know if this leakage was current at the time of the inspection. We suggest
further investigation to determine the exact extent of this condition (Photo
21).

- The laundry room faucet leaks at the swivel (Photo 31).

ELECTRICAL

Our investigation of the electrical system is limited to the visible components, the
entrance cable, meter box, service panel, outlets and switches, and the visible portions of the
wiring. A larger portion of the electrical system is hidden behind walls and ceilings, and,
obviously, all the conditions relating to these unseen areas cannot be known. Where possible, the
cover of the service panel is removed to investigate the conditions in it.

While some deficiencies in the system are readily discernible, not all conditions that can
lead to the interruption of electrical service, or that are hazardous, can be identified.

A typical electrical system consists of two distinct components: (1) the electric service
entrance, and (2) the electric circuits. The service entrance determines the capacity of the electric
power available to the home. The electric circuits distribute the power through the home.

Electrical devices in a home typically use either 120 or 240 voltage electricity. The major
appliances such as clothes dryers, kitchen ranges, water heaters, air conditioners, and electric
heating units require 240 volts. General-purpose circuits (lighting, outlets, etc.) require 120
volts.

Where visible, the general condition of the wiring and fixtures is good. We tested the
accessible outlets for polarity and grounding. We did not disconnect appliances or move furniture
to reach outlets. We found those we tested to be wired properly except as described at the end of
this section.

The main electric service cable comes to the house underground. This cable should be
checked periodically by an electrician to be sure it is sound and in good condition. No excavation
on or near the property should be done unless the electric utility has been consulted.

The main electrical panel is located in the left exterior garage wall. There is also a sub-
panel located near the pool equipment. This sub-panel is controlled by a breaker in the main panel.

12
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The main panel was blocked, and the panel cover could not be removed for inspection of
the internal wiring. We are unable to comment on the type and condition of wiring within the
panel.

This house is equipped with ground fault circuit interrupters (GFCIs) in the bathrooms,
garage, kitchen, exterior, and for the pool light. The purpose of a GFCI is to provide positive
protection against a shock hazard since it will “trip” almost instantaneously, thus protecting you.
Should a GFCI trip, simply reset it to continue operation. Periodically, you should test the GFCI for
proper operation. There are test buttons at the GFCI outlets in the garage, kitchen, and pool sub-
panel. When you push the test button, the GFCI should trip tifthesition.

Effective January 1, 2002, NFPA 70, the National Electrical Code (NEC), Section 210-
12, requires that all branch circuits supplying 125V, single phase, 15- and 20- ampere outlets
installed in dwelling unit bedrooms be protected by an arc fault circuit interrupter (AFCI). The
2008 edition of the NEC expanded the AFCI requirements to include essentially all branch
circuits in a home. This requirement applies to new homes and major renovations. The purpose
of an AFCI circuit is to detect arc faults (essentially loose wires) in electrical circuits that could
cause a fire.

For improved safety, we suggest the installation of AFCI protection on the branch circuits
in this home. Once installed, the operation of the AFCls should be tested monthly, using the test
button on the devices.

The following repairs to the electrical system are needed:

- The main panel box is not readily accessible. Quick, unobstructed access
needs to be provided. The cabinet needs to be modified and storage items
moved to provide easy access to the panel (Photo 9).

The electrical splices in the evaporative cooler should be put in junction
boxes. This is a hazard that needs to be corrected (Photo 10).

All extension cord wiring should be removed and replaced with permanent
wiring for the evaporative cooler and patio lighting (Photos 8 & 16).

The pool equipment should be bonded (Photo 17).

- Noisy and wobbling ceiling fans should be repaired in the kitchen (Photo
22).

- The main panel conduit clamp is missing (Photo 4).

- Missing switch cover plates should be installed in the attic (Photo 45).

INTERIOR

As a responsible owner, you are best able to judge the condition of the interior finish of the
rooms. In this section of the report, we are concerned with those things that are technically and
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financially significant. For example, stains which might indicate roof or plumbing leaks, older wall
or ceiling material which may require repair/replacement; the use of substandard materials on
interior walls or ceilings; or the quality and condition of such items as the doors, windows, and
cabinetry are those things which can affect the overall quality and condition of a home.

Generally, the interior walls and ceilings of this home are finished with drywall. Most of
the cracks noted in the interior drywall appear to be the result of continued drying and shrinkage of
the wood framing. This is common and to be expected in the dry desert environment of southern
Nevada. Interior cracking can typically be taken care of when redecorating.

Overall, the quality of the materials used throughout this home is standard. The doors,
windows, cabinetry, hardware, molding, etc. are serviceable and should not present any major
problems during the next five to ten years. However, you should expect normal maintenance,
normal wear and tear, etc.

The interior appears to have been recently painted. This could cover up evidence of latent
defects such as roof or plumbing leaks, etc.

The stove, ovens, exhaust fan, garbage disposal, dishwasher, and refrigerator were in
operating condition at the time of the inspection. Unless otherwise noted, none of the other appli-
ances and/or equipment in and about these premises was tested. All that remain should be in
operating condition when this property is taken over. Since the condition of this equipment can
change unexpectedly, we suggest that you visit this home at least one more time before taking
ownership to confirm that everything is operating properly. We have incluée=Tatle
Checklist for your use during this final visit.

Our "test" is not an evaluation of performance but is only to verify that they "work". Itis
possible that timers may be defective, garbage disposals may be ineffective, thermostats may be out
of calibration, and the appliance can still "pass" our abbreviated test. Appliances can fail at any
time without warning. There are insurance policies available to you that may provide some
protection. Your agent can supply information on this subject.

We noted the following specific deficiencies in the interior finish:

- Complete baseboard repairs.

- Some caulking is needed in the tub/shower area of the hall bathroom. This
work should be inspected regularly and kept in good condition since water
leaks can lead to other structural deterioration. Particularly important and
often overlooked, is the joint between the tub/shower pan and ceramic tile
which also needs caulking.

- The tile work in the shower area of the master bathroom is in good
condition. Some cement grout is needed, however, in the open tile joints to
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help prevent moisture seepage into the wall framing. Such leakage can
result in more serious problems (Photo 29).
- The rear patio screen door latch is damaged (Photo 24).

EXTERIOR

The exterior walls are surfaced with stucco and are in good condition. Most of the cracks
noted in the exterior stucco appear to be the result of continued drying and shrinkage of the wood
framing, and seasonal temperature changes. This is common and to be expected in dry desert
environments like Southern Nevada. All cracks need to be patched and sealed to prevent moisture
entry when the house is next repainted.

The exterior of this house appears to have been recently painted. This could cover up
evidence of latent defects such as structural problems, roof leaks, water damage, etc.

The caulking compound around the window and door frames is generally serviceable. It
should be regularly inspected and replaced when necessary.

The paint on the exterior of this house is in good condition. Repainting is typically needed
every five to ten years. This can vary depending on the type of walls or siding, the quality of the
paint used, how well the walls were prepared for repainting, the exposure to direct sunlight, the
closeness of trees and bushes to the side walls, etc.

The windows in this house are aluminum framed, slider and fixed windows, with dual glass
pane. They are of good quality, and are generally in good operating order. While some
maintenance and repairs will always be needed, these should be serviceable for many years to
come.

Seals in thermal pane windows can break down within ten to fifteen years of their
installation. Condensation developing between the panes of such a glass unit is indicative of a
broken seal. These conditions are not always visible, however, depending on temperature and
humidity conditions. In general, repair of broken seals requires the replacement of the damaged
glass unit.

Some of the door and window screens were damaged or missing at the time of our
inspection. They should be installed if desired (Photo 26).

ROOF
The roof is a system that must work well together to provide weather protection for the

house. The major elements in this system include the roofing or roof covering (shingles, tile,
membrane), the underlayment (impregnated felt or paper, ice and water shield), metal flashing
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(lead, copper, aluminum, galvanized steel), sheathing (plywood, waferboard, dimensional lumber
boards), and the roof rafters themselves.

Due to the brittle nature of tile roofs, we examined the roof from the ground using
binoculars.

The roof is surfaced with light-weight concrete Spanish tile and is in good condition. It
appears to be 16 years old and you can expect another 4 to 9 years or so before any major
resurfacing needs to be considered. However, a few of the tile are loose, slipped out of place, or
cracked and these should be repaired (Photo 2).

The ridge tiles are not sealed or packed with mortar. This is an area that allows the rain to
get under the tile and a source of possible leaks. We recommend that this area be kept under
observation and at the first sign of leakage, the voids under the ridge tile be sealed.

At the chimney, the flashing appears to be in good condition. This is typically a weak point
in a roof system and you should anticipate periodic leaks and maintenance.

We recommend that every 5 years tile roofs be inspected and maintained by a licensed
roofing contractor. The inspection should include all flashing, including any skylights, chimneys,
roof vents, or other penetrations, as well as the ridges, valleys, and any wall-to-roof joints. The
inspection should also look for any cracked, broken, slipped, or missing tiles; damaged mortar
packed at hip points or ridges; and dried or cracked roofing cement. Any needed maintenance
should be performed in conjunction with the routine roofing inspection.

This building is equipped with a relatively new, good quality skylight. Although there was
no evidence of leakage at the time of inspection, you should keep in mind that skylights are
vulnerable to leakage and should be inspected and maintained regularly.

With any roof, regardless of age, you should expect slight leakage from time to time. This
can occur along the edges of the roof, at joints between different roof surfaces, and around
penetrations through the roof. Normally, repairs to correct this leakage are easily accomplished.

ENVIRONMENTAL SCAN

While some references to hazardous materials may be made, our report is not a complete
investigation for toxic wastes in the building or adjacent soils, hazardous materials, or public
records affecting this property. Such an investigation would be much more costly and is beyond the
scope of this inspection.

Essentially, there is no evidence of any hazardous construction materials in this building.
This, of course, cannot be guaranteed based on visible evidence alone.
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Mold is a growing concern. For some individuals, the presence of mold may aggravate
certain respiratory conditions, and, for still a smaller group, may actually be toxic. Organizations
like the Environmental Protection Agency (EPA) and the Centers for Disease Control (CDC)
have not established any levels considered to be safe or unsafe for mold. This is not for lack of
trying; it is a matter of complexity. If you find mold, it often can be removed effectively using a
chlorine solution (e.g. diluted Clorox) and then monitoring the area to determine if it returns.
Mold is usually the result of moisture. Controlling moisture penetration will typically eliminate
the opportunity for mold to survive. For more information about mold, you might want to
consider visiting one or more of the following websites:

. Www.iaga.com
. www.epa.gov/iaw/mold/index.html

. www.cdc.gov (search on mold)

We found no readily visible evidence of mold during our inspection. Further, we noted no
visible evidence of significant moisture accumulation or penetration. However, this inspection
should not be considered a specific mold investigation.

Our inspection does not make any attempt to know or verify the prior uses of this property
and cannot determine whether or not illegal activities have been engaged in, on, or near the
property, including but not limited to, the use or manufacture of illegal substances, criminal events,
or the presence of substances banned or controlled by federal, state, or local law. If this is of
concern to you, we recommend that you make appropriate inquiries into past uses to resolve your
concerns.

LIFE AND FIRE SAFETY

While some references to code compliance may be made, our report is not a code
compliance investigation. Such an investigation is beyond the scope of this inspection.

Where visible, the metal chimney appears to be in good condition and structurally stable.
Where possible, the interior of this chimney was examined and found to be sound. You should be
aware, however, that our interior examination of the flue is very limited, and that a comprehensive
examination can only be made by a qualified and fully-equipped chimney sweep.

This home is equipped with a gas log fireplace located in the family room. This fireplace is
designed only to burn natural gas, and is ventilated by ductwork through the roof. It has a
mechanical gas valve operated by a key, and an automatic ignition operated by an electric switch. A
limited investigation of the fireplace was undertaken. To the extent visible, the fireplace appeared
to be in satisfactory condition. However, the pilot igniter was not operational at the time of our
inspection. It should be made operational and tested on your final walk-through (Photo 23).
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This home is equipped with smoke detectors that are "hard wired" (connected directly to
the electrical system). A spot check of the detectors revealed no problems. We recommend that
you test them monthly for proper operation.

GENERAL

The following are a few additional comments that may be of interest to you regarding this
home:

In concrete slab homes, condensation on the floors sometimes occurs, particularly in the
summer. This is quite common and to be expected. Further, it must be remembered that without
heat in the floor, concrete slabs will be cold.

The porches and patio were generally in good condition with no serious structural problems
indicated. Although there has been some cracking of the patio and porch slabs, these cracks appear
to be cosmetic in nature.

The garage portion of the structure is generally sound. It appears to be built to the same
standards as the house and is in good condition. If properly maintained, this portion of the building
should remain serviceable for many years to come.

The overhead garage door is equipped with an electric door operator which operated
satisfactorily at the inspection. The operator is equipped with a mechanism to reverse the travel of
the door if an object is struck by the door. Despite the presence of this feature, we recommend that
you only operate the door when you have it in full view and all children and pets are a safe distance
away.

The trees and shrubs around this house are too close. This can cause premature
deterioration of the roof, paint, and stucco. These should be trimmed to provide several inches
clearance from the roof and sidewalls (Photos 3 & 15).

As we discussed, there are vines growing on the side of this house. This can lead to
damage of the house as well as rot and insect infestation. If such plants are desirable, a trellis can
be used to support them well away from the house (Photo 35).

The land around this home is extensively landscaped. We did not evaluate the health and
condition of any plantings. You may want to obtain the services of a professional landscaper or
nurseryman to determine the condition and maintenance required to protect these plantings.

We noted evidence of rodent activity at the time of our inspection. While this did not
appear serious or extensive, we suggest you discuss this with the current owners to determine if
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they have had any problems in the past. Furthermore, if continued activity persists, we recommend
appropriate extermination treatment. We noted the activity in the attic (Photos 33 & 34).

SWIMMING POOL

You should realize that no excavations or diggings were made as part of this inspection;
therefore, no comment can be made on the condition of buried pipes or other portions of the system
that were not visible. This should not be considered a certification of the pool. We conducted the
pool inspection from above the waterline to detect possible evidences of cracks or other structural
problems within the pool.

Our "test" is not an evaluation of performance but is only to verify that the equipment
"works.” It is possible that time clocks may be defective, thermostats may be out of calibration,
etc., and the equipment can still "pass” our abbreviated test. Equipment can fail at any time without
warning. There are insurance policies available to you that may provide some protection. Your
agent can supply information on this subject.

The swimming pool consists of an in-ground, concrete/plaster pool surrounded by a
concrete Kool deck. Itis served by a cartridge filtering system. In addition, it has the following
equipment:

- A separate spa

- A gas-fired heater, which was operating

- Spa and pool lights which were operating.

- Pool sweep, which was operating

- Skimmer basket and weir door, which were functional
- Automatic leveling device, which was operating

- Time clock, which was operational

The spa equipment is integrated with the pool equipment.

The swimming pool and its related equipment were in operation and appear to be in
serviceable condition. The exceptions to this are:

- As mentioned in the Electrical section, the pump motor bond wire should
be attached (Photo 17).

- The pump was leaking (Photo 18).

- There was a minor leak at the filter (Photo 19).

- The remainder of the pool fence should be removed and the deck holes
repaired (Photo 20).

- The soil should be removed from in front of the heater access panel.
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The cartridge filter and pump motor appeared to be in operating order.

The pool plaster was visible during the inspection from above the water line and appears
to be in good to fair condition. The plaster surface was etched and very rough, either due to age,
being previously acid washed, or a combination of both. An immediate need for replastering is not
indicated, however, this procedure may be required in the near future and should be planned for.

The waterline tile was intact and in good condition except for a liming condition (white
scale) above and along the waterline. The pool decking appeared to be in good condition except
for a few hairline cracks, which are to be expected.

You should note that while there is a fence surrounding the backyard there is no fence
around the pool area itself. This allows for unwanted entry into the pool by individuals who need
close supervision, especially small children.

The doors to the back yard/pool area are not equipped with alarms to limit the possibility
of unwanted entry into the pool by individuals who require close supervision, especially small
children. We recommend the installation of safety alarms for these doors.

CONCLUSION

In summary, we consider this home to be in good condition in comparison to others of
similar age and construction type. While there is work to do, most of it is maintenance related and,
thus, is common for most homes.

In general, keep in mind that many of the suggestions we make in this report represent
improvements to this home rather than deficiencies. Thus, much of the work we suggest can be
handled as time, finances and personal preference dictate. Owning any home can be overwhelming.
Thus, keep in mind that not all of the things we recommend must be done immediately.

There is no one way to build, renovate or remodel a home. As a result, you may encounter
contractors whose opinions about the condition of this home will differ from ours. We cannot be
responsible for any action you may take based on those opinions unless we have the opportunity to
review the situation and examine the relevant conditions before any repairs and/or modifications are
made.

Additional data concerning this home are noted on the enclosed individual field notes. To
aid in your understanding of these sheets, we have enclosed a listing of the standard abbreviations
that we have used.

This report has been prepared in strict confidence with you as our client. This report is valid
for the real estate transaction between Our Client and The Current Owner. No reproduction or re-
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use of this report for the benefit of others is permitted without expressed written consent. As you
requested, we have provided a copy of this report to your agent, Judie Woods. We will not release
this report to anyone else without your permission.

We have also enclosed>ossary to help you understand some of the technical terms that
are used in this report or in discussions about homes and their component parts.

As noted, the inspection represented by our report focuses on the major systems in this
home. While a spot check of things like electrical switches, outlets, appliances and other equip-
ment was made, the condition of these things can change unexpectedly. Therefore, we
recommend that you visit this home at least one more time before taking ownership to confirm
that everything is in operating order. EnclosedRsaTitle Checklist we have developed for
your use during this final visit.

If you have any questions about this report or inspection, please feel free to call our
engineer for clarification. There is no additional charge for a reasonable number of phone
consultations. Should an additional visit to the home be necessary, however, an additional fee
will be charged.

Thank you for the opportunity to be of assistance to you.

Sincerely,

Charles "Chay" McWilliam, P.E.
Master Inspector

CEM/eas

Enclosures
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PROFESSIONAL QUALIFICATIONSAND EXPERIENCE

CHARLES"CHAY" MCWILLIAM, P.E.

Area of Expertise

Chay McWilliam is the principal engineer and President of Criterium - McWilliam
Engineers, LLC. He has extensive experience in the construction industry, having been involved
in engineering and construction activities since 1974. His primary responsibility is the evaluation
of residences and commercial buildings.

Qualifications

Chay has been a Registered, Professional Engineer in the State of Nevada since 1982. He
is one of the first members of the Nevada Inspector of Structures program and holds a Nevada
certified Master Inspector of Structures license #00003-M. He began his professional career in
1974 performing engineering design, construction management, and project development. He
has conducted or reviewed over 21,000 property inspections, and is a NABIE Certified Building
Inspection Engineer.

Mr. McWilliam actively participated in the writing of Nevada Administrative Code
645D, for the Inspector of Structures program.

Chay is familiar with all phases of building and construction, having worked closely with
architects, contractors, and other building consultants for over 30 years in his practice in
Southern Nevada. While much of his experience centers around multi-story, high tech buildings
and heavy industrial apparatus, he has also designed and supervised the construction of
residential and light commercial buildings. His design work includes experience with wood,
steel, concrete, and masonry structures.

Education

Born and raised in southern California, Chay is a graduate of Don Bosco Technical
Institute and the California State University at Fullerton where he received a Bachelor of Science
Degree in Engineering. Upon moving to Las Vegas in 1974, Chay continued his education at the
University of Nevada, Las Vegas (UNLV), where he received a Masters Degree in 1978.

Chay is the instructor of two State of Nevada approved real estate continuing education
courses which cover the construction of homes from the ground up.


llfortier
redact


APPENDIX A
MAINTENANCE PLAN AND PHOTOS

Prepared for: Our Client
Property: 123 Any Streeity, ST Zip (Photo 1)

To help provide a perspective for the work that we have recommended for this home, the
following schematic maintenance plan is offered. This list should not be considered all-inclusive
since there will surely be other things you will want to make part of this list. Our purpose in
providing this list is to help you organize some of the work that we have recommended, with
particular emphasis on those things that need attention within the next year or so.

Itemsto be addressed before moving in:

- Repair dryer and laundry room vent outlets (Photos 37, 39, 41, & 42)
- Repair plumbing fixtures

- The reverse osmosis system was not operating properly and the filter
housing should be secured in place (Photo 21).

- Various drain stopper repairs are needed (Photo 28).

- The evaporative cooler water line is plumbed into the main check
valve and there was evidence of previous leakage. This should be
investigated further, and repaired as needed (Photo 7).

- The hall bathtub faucet handle turns 360his should be repaired
(Photo 27).

- The hall bathroom showerhead mount was cracked (Photo 25).

- Some evidence of leakage was noted under the kitchen sink. This
typically suggests some plumbing leakage from a fixture above. It
was not possible to know if this leakage was current at the time of
the inspection. We suggest further investigation to determine the
exact extent of this condition (Photo 21).

- The laundry room faucet leaks at the swivel (Photo 31).

- Repair electrical system

- The main panel box is not readily accessible. Quick, unobstructed
access needs to be provided. The cabinet needs to be modified and
storage items moved to provide easy access to the panel (Photo 9).
The electrical splices in the evaporative cooler should be put in
junction boxes. This is a hazard that needs to be corrected (Photo
10).
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All extension cord wiring should be removed and replaced with
permanent wiring for the evaporative cooler and patio lighting
(Photos 8 & 16).
The pool equipment should be bonded (Photo 17).

- Noisy and wobbling ceiling fans should be repaired in the kitchen
(Photo 22).

- The main panel conduit clamp is missing (Photo 4).

- Missing switch cover plates should be installed in the attic (Photo
45).

- Maintain/repair the swimming pool equipment

- As mentioned in the Electrical section, the pump motor bond wire
should be attached (Photo 17).

- The pump was leaking (Photo 18).

- There was a minor leak at the filter (Photo 19).

- The remainder of the pool fence should be removed and the deck
holes repaired (Photo 20).

- The soil should be removed from in front of the heater access
panel.

Routine maintenance/improvement items:
Within the first few months:
Maintain heating/air conditioning equipment

- The air handler operated noisily. This should be investigated
further, and repaired as needed (Photo 44).

- A minor air leak was noted at the attic air handler at the
refrigerant line penetrations. This is an easily accomplished
repair (Photo 44).

- In the attic, various portions of the ductwork are leaking
conditioned air. Repairing these ducts will help to reduce
energy consumption and to provide more efficient operation
(Photo 32).

- The ductwork used in this house is primarily the vinyl, flex-
ible type. While serviceable, this type of ductwork is subject
to mechanical damage, premature deterioration, and
buckling. Buckling of the ductwork will cause a reduction of
airflow, reducing the performance of the heating/air
conditioning system (Photo 43).
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- Complete disconnect/repair of evaporative cooler (Photos 11,
12, & 13).

Lower soil level at sill plates/footer (Photo 14)
Make energy efficiency improvements

- Replace missing/out of-place attic insulation (Photos 36, 38,
& 40).

- Insulate hot water piping

- You will realize a savings in the operating costs of the water
heater if you insulate it. The investment is small enough that
it will typically pay itself off within the first year or two,
provided your hot water demand is about average for a single
family home.

- Solar screens are recommended on the east and west
windows.

Make interior repairs

- Complete baseboard repairs.

- Some caulking is needed in the tub/shower area of the hall
bathroom. This work should be inspected regularly and kept
in good condition since water leaks can lead to other
structural deterioration. Particularly important and often
overlooked, is the joint between the tub/shower pan and
ceramic tile which also needs caulking.

- The tile work in the shower area of the master bathroom is in
good condition. Some cement grout is needed, however, in
the open tile joints to help prevent moisture seepage into the
wall framing. Such leakage can result in more serious
problems (Photo 29).

- The rear patio screen door latch is damaged (Photo 24).

- Repair fireplace pilot igniter (Photo 23)

- Trim vines, trees and shrubs (Photos 3, 15, & 35)

- Rodent control or extermination (Photos 33 & 34)

- Replace damaged window screens, if desired (Photo 26)
Within the first year of ownership:

- Monitor, and possibly improve, drainage (Photo 5)
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- Maintain roofing

- A few of the tile are loose, slipped out of place, or cracked
and these should be repaired (Photo 2).

Within the first five years of ownership:

- Possibly replace water heater

- Install AFCls

- Install caulking at the exterior

- Paint the exterior trim

- Maintain/repair the swimming pool

Within the first ten years of ownership:

- Possibly replace heating/air conditioning equipment
- Paint the exterior sidewall and trim
- Maintain roofing

Annual maintenance requirements:

- Continue annual heating/air conditioning equipment maintenance
- Maintain irrigation system

- Test GFCls

- Continue spa/swimming pool maintenance

- Test smoke alarms

- Test garage door opener regularly

- Continue general maintenance
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