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SUMMARY

This Summary outlines potentially significant issues from a cost or safety standpoint. This section is provided as a
courtesy and cannot be considered a substitute for reading the entire report. Please read the complete document.

Priority Maintenance Items

Exterior

WALLS \ General notes
Condition: Damage
Potential pest damage noted under siding.
Location: Front exterior below window
Task: Further investigation required by contractor to determine damage and proper repair.
Time: Immediately upon possession

PORCHES, DECKS, STAIRS, PATIOS AND BALCONIES \ Columns / Posts
Condition: Cracking noted in bricks where metal post is bearing.
Implication(s): Continued structural movement.
Location: Front entryway
Task: Monitor monthly for movement. If ongoing movement is noted engage contractor to further investigate and
determine scope and cost of repair.
Time: Ongoing upon possession

LANDSCAPING \ General notes
Condition: Trees or shrubs too close to building
Large trees noted at front of home
Implication(s): Chance of water damage to structure, finishes and contents | Chance of pests entering building | Material
deterioration
Location: Front exterior
Task: Engage arborist for cost and scope of removal.
Time: As soon as possible upon possession

Electrical

DISTRIBUTION SYSTEM \ Smoke alarms (detectors)
Condition: Missing
Missing smoke alarms noted
Implication(s): Safety issue
Location: Throughout
Task: Install smoke alarms
Time: Immediately upon possession

12345 Cranbrook Street, Cranbrook, BC     January 5, 2023 outofthewoodshomeinspection.com

Providing great home inspections for every client every time

Report No. 1016, v.2

Page 1 of 61

SUMMARY ROOFING EXTERIOR STRUCTURE ELECTRICAL HEATING INSULATION PLUMBING INTERIOR APPENDIX

http://www.discoverhorizon.com/hrb/PDFS_2011/HRB_13_Maintenance_2011.pdf
https://www.discoverhorizon.com/hrb/article.aspx?ASKID=936&DROPDOWN=6056
outofthewoodshomeinspection.com


SUMMARY

Heating

FURNACE \ Life expectancy
Condition: Near end of life expectancy
Implication(s): Equipment failure | No heat for building
Location: Mechanical room
Task: Engage heating specialist to determine scope and cost of replacement. Anticipate replacement and budget
accordingly.
Time: Before subject removal

Plumbing

SUPPLY PLUMBING \ Water supply piping in building
Condition: Copper pipes generally have a life expectancy of 50 years. These pipes appear to be the original to the
home, and therefore are nearing or at their expected life.
Location: Throughout
Task: Monitor monthly for leaks, should you see any signs of corrosion, drips, or leaks, immediately contact a plumber to
repair.
Time: Regular maintenance and inspection required

WATER HEATER \ Life expectancy
Condition: Near end of life expectancy
Water heater is 11 years old
Implication(s): No hot water
Location: Basement mechanical room
Task: Engage insurance provider. Engage plumbing contractor to determine cost and scope of replacement. Budget for
replacement.
Time: Before subject removal

This concludes the Summary section.

The remainder of the report describes each of the home's systems and also details any recommendations we have for
improvements. Limitations that restricted our inspection are included as well.

The suggested time frames for completing recommendations are based on the limited information available during a
pre-purchase home inspection. These may have to be adjusted based on the findings of specialists.
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ROOFING

Description

Roofing material:
Asphalt shingles

Where visible

Flashing material:
Metal

Where visible

Typical life expectancy: 20-25 years

Roof Shape: Gable

Inspection Methods and Limitations

Inspection limited/prevented by:
The visual inspection of the roof was limited by snow cover. The buyer is advised that the roof was not visible on the day

of inspection and therefore it was not inspected. I recommend having the roof and it's associated systems inspected by a
qualified professional once visible, to ensure that there are no issues or deficiencies.

Snow covered

Inspection performed: From the ground

Not included as part of a building inspection: Not readily accessible interiors of vent systems, flues, and chimneys
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EXTERIOR

Description

General:
Exterior photos

Front Right

Rear Left

Wall surfaces and trim:
Vinyl siding
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EXTERIOR

Vinyl siding

Stucco

Stucco

Inspection Methods and Limitations

Inspection limited/prevented by: Snow / ice / frost
Snow covering the majority of the driveway and walkways around the exterior of the home. Recommend a visual
inspection once snow melts to ensure no deficiencies or trip hazards are found.

Exterior inspected from: Ground level

Not included as part of a building inspection: Screens, shutters, awnings, and similar seasonal accessories
Fences and boundary walls Geological and soil conditions
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EXTERIOR

Observations and Recommendations

WALLS \ General notes
Condition: Damage
Potential pest damage noted under siding.
Location: Front exterior below window
Task: Further investigation required by contractor to determine damage and proper repair.
Time: Immediately upon possession

Damage

Damage

WALLS \ Soffits (underside of eaves) and fascia (front edge of eaves)
Condition: Paint - deteriorated / missing
Paint missing, and minor deterioration on end of beam
Implication(s): Shortened life expectancy of material
Location: Carport
Task: Repaint
Time: Regular maintenance
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EXTERIOR

Paint - deteriorated / missing

WALLS \ Vinyl siding
Condition: Mechanical damage
Implication(s): Chance of water damage to structure, finishes and contents
Location: Left exterior
Task: Seal all openings to prevent pests and water ingress
Time: Upon possession
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EXTERIOR

Mechanical damage

WALLS \ Stucco
Condition: Minor cracks
Minor exterior cracks noted
Implication(s): Shortened life expectancy of material. Chance of water damage to structure, finishes and contents,
Material deterioration
Location: Exterior throughout
Task: Seal all exterior cracks
Time: Regular maintenance
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EXTERIOR

Minor cracks Minor cracks

Minor cracks

EXTERIOR GLASS/WINDOWS \ Exterior trim
Condition: Paint or stain needed
Implication(s): Chance of water damage to structure, finishes and contents | Material deterioration
Location: Front exterior window
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EXTERIOR

Task: Repaint
Time: Regular maintenance

Paint needed

EXTERIOR GLASS/WINDOWS \ Window wells
Condition: No drain noted in window well
Implication(s): Water ingress may damage contents and structure.
Location: Carport
Task: Ensure water and snow are kept away from window well. Install lip on concrete in front of window well to redirect
water.
Time: Immediately upon possession

Window well

DOORS \ Exterior trim
Condition: No drip edge
No drip edge noted above door and gap noted the side door trim.
Implication(s): Chance of damage to finishes and structure
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EXTERIOR

Location: Exterior entry of carport
Task: Install proper drip edge, as well as seal area between stucco and door trim.
Time: Soon as practical upon possession

No drip edge

PORCHES, DECKS, STAIRS, PATIOS AND BALCONIES \ Columns / Posts
Condition: Twisted post noted
Implication(s): Continued movement of post may impact structural bearing and support.
Location: Carport
Task: Replace twisted post to ensure proper bearing
Time: As soon as practical

Twisted post
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EXTERIOR

Condition: Cracking noted in bricks where metal post is bearing.
Implication(s): Continued structural movement.
Location: Front entryway
Task: Monitor monthly for movement. If ongoing movement is noted engage contractor to further investigate and
determine scope and cost of repair.
Time: Ongoing upon possession

Cracked bricks

PORCHES, DECKS, STAIRS, PATIOS AND BALCONIES \ Stairs and landings
Condition: Stair rise too big or not uniform
Ununiform rise on stair treads noted
Implication(s): Trip or fall hazard
Location: Front entryway
Task: Be aware of ununiform rise in stairs. Ensure visible to others.
Time: Discretionary
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EXTERIOR

Stair rise not uniform

PORCHES, DECKS, STAIRS, PATIOS AND BALCONIES \ Handrails and guards
Condition: Missing
Implication(s): Fall hazard
Location: Front exterior entry
Task: Install handrail
Time: Upon possession
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EXTERIOR

Missing handrail

Condition: Missing
Missing guard rail noted on front entryway
Implication(s): Fall hazard
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EXTERIOR

Location: Front entry
Task: Install guard rail
Time: Upon possession

Missing guard rail

LANDSCAPING \ General notes
Condition: Planters and gardens against walls
Flower bed noted against foundation
Implication(s): Chance of water entering building | Chance of damage to structure | Chance of structural movement
Location: Front exterior
Task: Remove flower bed or move flower bed away from exterior foundation. wall
Time: Upon possession
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EXTERIOR

Flower bed against foundation

Condition: Trees or shrubs too close to building
Large trees noted at front of home
Implication(s): Chance of water damage to structure, finishes and contents | Chance of pests entering building | Material
deterioration
Location: Front exterior
Task: Engage arborist for cost and scope of removal.
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EXTERIOR

Time: As soon as possible upon possession

Trees too close to building

LANDSCAPING \ Driveway
Condition: Cracked or damaged surfaces
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EXTERIOR

Implication(s): Open cracks in the driveway allow water to enter and freeze. This may cause further damage or lifting to
the driveway creating a tripping hazard.
Location: Driveway
Task: Seal cracks to prevent water ingress and further damage from freeze/thaw cycles. Monitor for ongoing movement.
If movement continues replacement may be nessisary.
Time: Ongoing

Cracked surfaces

Condition: Unsealed gap at building
Implication(s): Chance of water damage to structure, finishes and contents
Location: Carport driveway
Task: Seal gap
Time: Upon possession

12345 Cranbrook Street, Cranbrook, BC     January 5, 2023 outofthewoodshomeinspection.com

Providing great home inspections for every client every time

Report No. 1016, v.2

Page 18 of 61

SUMMARY ROOFING EXTERIOR STRUCTURE ELECTRICAL HEATING INSULATION PLUMBING INTERIOR APPENDIX

https://www.discoverhorizon.com/hrb/article.aspx?ASKID=938&DROPDOWN=7672
outofthewoodshomeinspection.com


EXTERIOR

Unsealed gap at building
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STRUCTURE

Description

Configuration: Basement

Foundation material: Not visible

Floor construction:
Joists

Where visible

Exterior wall construction: Not visible

Roof and ceiling framing: Rafters

Inspection Methods and Limitations

Attic/roof space: Inspected from access hatch

12345 Cranbrook Street, Cranbrook, BC     January 5, 2023 outofthewoodshomeinspection.com

Providing great home inspections for every client every time

Report No. 1016, v.2

Page 20 of 61

SUMMARY ROOFING EXTERIOR STRUCTURE ELECTRICAL HEATING INSULATION PLUMBING INTERIOR APPENDIX

https://www.discoverhorizon.com/hrb/HHRB.aspx?id=496&DROPDOWN=298
https://www.discoverhorizon.com/hrb/HHRB.aspx?id=562&DROPDOWN=2541
outofthewoodshomeinspection.com


ELECTRICAL

Description

Service entrance cable and location:
Overhead

Overhead

Service size:
100 Amps (240 Volts)

100 Amps (240 Volts)

12345 Cranbrook Street, Cranbrook, BC     January 5, 2023 outofthewoodshomeinspection.com

Providing great home inspections for every client every time

Report No. 1016, v.2

Page 21 of 61

SUMMARY ROOFING EXTERIOR STRUCTURE ELECTRICAL HEATING INSULATION PLUMBING INTERIOR APPENDIX

https://www.discoverhorizon.com/hrb/HHRB.aspx?id=906&DROPDOWN=184599
https://www.discoverhorizon.com/hrb/HHRB.aspx?id=920&DROPDOWN=27
outofthewoodshomeinspection.com


ELECTRICAL

Main disconnect/service box type and location:
Breakers - basement

Breakers - basement

System grounding material and type:
Copper - water pipe

Copper - water pipe

Distribution wire (conductor) material and type: Copper - non-metallic sheathed

Circuit interrupters: Ground Fault (GFCI) & Arc Fault (AFCI):
GFCI - bathroom
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ELECTRICAL

GFCI - bathroom 1 GFCI - bathroom 2

No AFCI

Smoke alarms (detectors):
Present

Some smoke alarms present.

Carbon monoxide (CO) alarms (detectors):
Present
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ELECTRICAL

CO detector

Inspection Methods and Limitations

System ground: Continuity not verified

Circuit labels: The accuracy of the circuit index (labels) was not verified.

Observations and Recommendations

SERVICE BOX, GROUNDING AND PANEL \ Service box
Condition: Unprotected openings
Unprotected opening noted in distribution box
Implication(s): Electric shock
Location: Distribution box
Task: Repair
Time: Immediately upon possession
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ELECTRICAL

Unprotected openings

Condition: Poor access
Clothes hanger noted in front of distribution panel
Implication(s): Difficult to service
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ELECTRICAL

Location: Electrical room
Task: Remove clothes hanger
Time: Immediately upon possession

Poor access
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ELECTRICAL

DISTRIBUTION SYSTEM \ Wiring (wires) - damaged or exposed
Condition: Too close to/touching ducts, pipe, chimneys, etc.
Implication(s): Electric shock | Fire hazard
Location: Electrical room
Task: Improve
Time: Immediately upon possession

Wires touching ducts
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ELECTRICAL

Condition: Exposed in attics
Implication(s): Electric shock
Location: Attic
Task: Improve
Time: Immediately upon possession

Exposed in attics

DISTRIBUTION SYSTEM \ Outlets (receptacles)
Condition: Damage
Damaged face plate noted
Implication(s): Electric shock | Fire hazard
Location: Basement bedroom
Task: Replace
Time: Immediately upon possession
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ELECTRICAL

Damage

DISTRIBUTION SYSTEM \ GFCI (Ground Fault Circuit Interrupter) protection not noted at
Condition: Kitchen counters
GFCI plugs missing
Location: Around kitchen sink
Task: Recommend improvement and installing GFCI receptacles
Time: Immediately upon possession

GFCI plugs missing

DISTRIBUTION SYSTEM \ Switches
Condition: Damage
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ELECTRICAL

Implication(s): Electric shock | Fire hazard
Location: Mechanical room
Task: Repair
Time: Immediately upon possession

Damage

DISTRIBUTION SYSTEM \ Cover plates
Condition: For junction box is missing
Cover missing
Implication(s): Electric shock
Location: Mechanical room above water heater
Task: Improve
Time: Immediately upon possession
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ELECTRICAL

For junction box is missing

DISTRIBUTION SYSTEM \ Lights
Condition: Inoperative
No bulbs and fluorescent light. Damage on fixture also noted.
Implication(s): Inadequate lighting
Location: Mechanical room
Task: Repair
Time: Upon possession

Inoperative

DISTRIBUTION SYSTEM \ Smoke alarms (detectors)
Condition: Missing
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ELECTRICAL

Missing smoke alarms noted
Implication(s): Safety issue
Location: Throughout
Task: Install smoke alarms
Time: Immediately upon possession
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HEATING

Description

Heating system type:
Furnace

Furnace Data plate

Fuel/energy source: Gas

Approximate capacity: 100,000 BTU/hr

Efficiency: Mid-efficiency

Exhaust venting method: Induced draft

Combustion air source: Interior of building

Approximate age: 19 years

Typical life expectancy: Furnace (conventional or mid-efficiency) 18 to 25 years

Main fuel shut off at: Meter

Fireplace/stove:
Gas fireplace
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HEATING

Gas fireplace

Location of the thermostat for the heating system:
Hallway

Thermostat 
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HEATING

Inspection Methods and Limitations

Inspection prevented/limited by:
System was shut off

Pilot light on gas fireplace was not on at time of inspection. Correct operation could not be verified.

System was shut off

Not included as part of a building inspection: Heat loss calculations

Observations and Recommendations

FURNACE \ Life expectancy
Condition: Near end of life expectancy
Implication(s): Equipment failure | No heat for building
Location: Mechanical room
Task: Engage heating specialist to determine scope and cost of replacement. Anticipate replacement and budget
accordingly.
Time: Before subject removal
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HEATING

Near end of life expectancy
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INSULATION AND VENTILATION

Description

General: General attic photos

Attic/roof insulation material: Cellulose

Attic/roof insulation amount/value: 10 inches

Attic/roof air/vapor barrier: Not visible

Attic/roof ventilation: Roof and soffit vents

Wall insulation material: Not visible

Wall insulation amount/value: Not visible

Wall air/vapor barrier: Not determined

Mechanical ventilation system for building: None
There has been no specific automatic air circulation device installed in this home. During heating and cooling seasons
you will get fresh air into the home via the fresh air intakes on the HVAC system. During other times of the year, having a
bathroom fan come on throughout the day (timer switch can take care of this), programming your thermostat (if possible)
to have the furnace fan circulate the air, or opening windows are 3 easy ways to accomplish this.
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INSULATION AND VENTILATION

Inspection Methods and Limitations

Attic inspection performed: From access hatch
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PLUMBING

Description

Supply piping in building: Copper Plastic

Main water shut off valve at the:
Basement

Inside closet in basement bedroom

Water shut off

Water heater type:
Conventional
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PLUMBING

Conventional water heater Data plate

Tank

Water heater fuel/energy source: Gas

Water heater exhaust venting method and combustion air source: Natural draft

Water heater manufacturer: House air

Water heater tank capacity: 40 gallons

Water heater approximate age: 11 years

Water heater typical life expectancy: 8 to 12 years

Waste and vent piping in building: ABS plastic

Pumps:
Sump pump
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PLUMBING

Sump pump

Floor drain location: Near laundry area

Gas meter location:
Exterior rear

Gas meter
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PLUMBING

Gas piping material: Steel

Main gas shut off valve location: Gas meter

Observations and Recommendations

SUPPLY PLUMBING \ Water supply piping in building
Condition: Copper pipes generally have a life expectancy of 50 years. These pipes appear to be the original to the
home, and therefore are nearing or at their expected life.
Location: Throughout
Task: Monitor monthly for leaks, should you see any signs of corrosion, drips, or leaks, immediately contact a plumber to
repair.
Time: Regular maintenance and inspection required

Old copper pipes

Condition: Older rubber connection lines noted.
Location: Behind washing machine
Task: Install steel braided lines
Time: Upon possession
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PLUMBING

Older rubber connection lines noted.

WATER HEATER \ Life expectancy
Condition: Near end of life expectancy
Water heater is 11 years old
Implication(s): No hot water
Location: Basement mechanical room
Task: Engage insurance provider. Engage plumbing contractor to determine cost and scope of replacement. Budget for
replacement.
Time: Before subject removal
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INTERIOR

Description

General:
Homes built prior to 1990 may contain materials that are now considered hazardous. Please visit: www.worksafebc.com

to familiarize yourself with safe practises for handling these materials.
Kitchen

Kitchen

Living room

Living room

Bathroom
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APPENDIX

Home Inspectors Association BC    www.hiabc.ca     Scope of Inspection 2016 
1 

 

    
           HOME INSPECTORS ASSOCIATION BC 

 
          SCOPE OF INSPECTION  

 
The purpose of this Scope of Inspection is to establish a minimum, uniform standard for Home Inspectors Association BC home and 
property inspector members.  
 
This Scope of Inspection of home inspection identifies the range of services and activities that the licensed members of this profession are 
educated and legally required to provide. The document describes the professional activities and areas of professional practice. The Scope 
of Inspection defines the minimum standard of practice for all HIA home inspections in British Columbia. The scope of work of an individual 
home inspector must meet the requirements outlined in this document but may include additional inspection services where the home 
inspector is qualified and / or has special knowledge. The scope of the home inspector’s review of a home is a contractual matter, therefore, 
any additional services provided to the client beyond the Scope of Inspection, must be communicated through a contractual agreement 
with the client. 
 
The working premise of this document is that licensed home inspectors will demonstrate minimum, entry level competencies and will 
conduct their work competently in a variety of home inspection environments. The practice requirements represent the expectations of a 
“typical” not an “expert” home inspector. A specialist may be hired to provide additional analysis and opinion of adverse conditions or 
defects identified, beyond this Scope of Inspection. 
 
A home inspection is a limited, non-invasive, visual examination of the current condition of a residential building. A home inspection is 
designed to report observed deficiencies within specific systems and components of a home. A home inspection provides a description of 
the condition of the home based on observation of the visible and apparent condition of the structure and components at the time of the 
home inspection. A home inspection does not guarantee future condition, efficiency, or life expectancy of systems or components. It is not 
an inspection to verify compliance with any applicable building codes, municipal bylaws or other regulations. A home inspection will not 
reveal every problem that exists or could ever exist and is not a technically exhaustive inspection. 

 
HOME INSPECTORS ASSOCIATION BC 

 
CODE OF ETHICS 

 
Honesty, justice, and courtesy form a moral philosophy which, associated with mutual interest among people, constitutes the foundation of 
ethics. The members should recognize such a standard, not in passive observance, but as a set of dynamic principles guiding their 
conduct. It is their duty to practice the profession according to this code of ethics. 
 
As the keystone of professional conduct is integrity, the Members will discharge their duties with fidelity to the public, their clients, and with 
fairness and impartiality to all. They should uphold the honor and dignity of their profession and avoid association with any enterprise of 
questionable character, or apparent conflict of interest.  
 

1. The member will express an opinion only when it is based on practical experience and honest conviction.   
2. The member will always act in good faith toward each client.   
3. The member will not disclose any information concerning the results of the inspection without the approval of the clients or their 

representatives.   
4. The member will not accept compensation, financial or otherwise, from more than one interested party for the same service 

without the consent of all interested parties.   
5. Inspectors shall avoid conflicts of interest or activities that compromise, or appear to compromise, professional independence, 

objectivity, or inspection integrity.   
6. Home inspectors shall not, directly or indirectly compensate, provide or receive a thing of value, inducement or reward:  

a. to realtors, brokers or other parties having a financial vested interest in the closing or settlement of real estate 
transactions, 

b. for the referral of any business to the inspector or the inspection company, or for inclusion on a list of recommended 
inspectors, preferred providers, or similar arrangements. 

7. Members will not use or disclose personal information about clients, home owners, occupants, or the identity of the inspected 
property or its contents for purposes other than those for which it was collected: 
a. except with the informed consent of the client, home owner, occupant, or any other person involved in the home 

inspection, or with the informed consent of all parties affected by the information, or as required by law.     
8. The inspection work may not be used as a vehicle by the inspector to deliberately obtain work in another field.  
9. An inspector shall make every effort to uphold, maintain, and improve the professional integrity, reputation, and practice of the 

home inspection profession. He or she will report all such relevant information, including violations of this Code by other 
members, to the Association for possible remedial action.   

10. No member shall be actively engaged as a broker or agent in the sale or purchase of real estate. 
11. The Inspectors shall not repair any condition found during an inspection or give cost estimates. 
12. Members shall always be objective in their reporting and not knowingly overstate or understate the significance of observed 

conditions. 
 

Use of this HIABC Scope of Inspection does not guarantee that the Inspector is a member of Home Inspectors Association BC. 
To confirm membership, visit www.hiabc.ca 

 
 

12345 Cranbrook Street, Cranbrook, BC     January 5, 2023 outofthewoodshomeinspection.com

Providing great home inspections for every client every time

Report No. 1016, v.2

Page 57 of 61

SUMMARY ROOFING EXTERIOR STRUCTURE ELECTRICAL HEATING INSULATION PLUMBING INTERIOR APPENDIX

outofthewoodshomeinspection.com

