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Request for Proposals 
Design and Oversight of the Tilton House Seismic Retrofit Project 

 

BACKGROUND & SCOPE OF WORK 
PURPOSE OF REQUEST FOR PROPOSALS 
The Santa Clara Valley Open Space Authority (Authority) is soliciting proposals from qualified engineers 
with expertise in designing home seismic upgrades and foundation knowledge. Experienced firms would 
be responsible for designing and overseeing the Tilton House Seismic Retrofit Project. The selected 
professionals will have proven knowledge and experience designing and overseeing home seismic 
upgrades, and will be registered with the California Department of Industrial Relations (“DIR”) which is 
required to bid or work on public works pursuant to Labor Code § 1725.5. 

BACKGROUND 
The Authority is an independent special district created on February 1, 1993, by an act of the Legislature 
and is governed by a seven-member elected board of directors. The Authority serves a large portion of 
Santa Clara County by protecting sensitive lands, preserving natural communities, and managing open 
space. The Authority has preserved over 28,000 acres, which include three preserves with over 20 miles 
of trail. Activities on the preserves include hiking, cycling, horseback riding, and nature study. 

The Tilton House is a remodeled 1917 3,200-square-foot ranch home on 60 acres.  The home is on a 
raised foundation constructed of poured concrete with a basement. 

The Authority received a home inspection report upon purchase that recommends foundation 
improvements, seismic retrofit, and sump pump installation. 

  



OBJECTIVES 
Specific objectives include: 
 

• Develop seismic retrofit and sump pump plans for the Tilton House Seismic Retrofit Project 

• Provide technical assistance and recommendations to contractors and Authority staff. 

SCOPE OF WORK 
 
Project tasks include but are not limited to: 

• Create drawings of the basement, first floor and second floor; 
 

• Develop seismic connection details and drawings for permitting and to enable a contractor to 
develop a bid; 
 

• Develop a site plan showing the basement layout and where the current collection sump 
discharges to; 

 
• Develop a topographic survey to determine the best location for the sump pump discharge; 

 
• Evaluate and recommend modification to downspouts to discharge roof run-off away from the 

foundation; 
 

• Evaluate the need for a soil investigation to determine if the water entering the basement is 
from groundwater; 
 

• Assist in the oversight of contractors for the Tilton House Seismic Retrofit Project; 
 

• Attend project meetings with Authority staff and contractor; and 

• Provide site specific recommendations to the contractor. 

SITE TOUR 

• A mandatory site tour will take place on Thursday, February 9, 2023, at 9 AM. RSVP is due 
by 5PM, Thursday, February 2, 2023.  Details on location and other information will be 
sent to those who RSVP.  

 

SUBMISSION, REVIEW & SPECIAL CONDITIONS 
REQUIRED INFORMATION 

1. A fee proposal stating the hourly rate, estimated hours, and payment schedule (e.g. monthly 
invoicing) for the proposed project tasks and deliverables. 

2. A detailed description specifying the contractor’s approach to completing the project tasks and 
deliverables. 



3. A detailed description of consultant’s experience in developing and designing foundation and 
seismic retrofit projects as well as ground water discharge. 

4. A list of at least three (3) clients (include names of contact persons, telephone numbers, brief 
description of the work performed) for whom the consultant has performed services similar to 
those required by this RFP. 

5. Review sample contract and provide a statement that indicates agreement to its terms including 
the insurance requirements. (See Attachment A.) 

 
DIR REGISTRATION REQUIREMENTS 
 

DIR Registration: The Authority may not accept a Proposal from or enter into the Contract with 
a bidder, without proof that the bidder is registered with the California Department of Industrial 
Relations (“DIR”) which is required to bid or work on public works pursuant to Labor Code § 
1725.5, subject to limited legal exceptions. 
 
Prevailing Wage: Pursuant to California Labor Code § 1720 et seq., this Project is subject to the 
prevailing wage requirements applicable to the locality in which the work is to be performed for 
each craft, classification or type of worker needed to perform the work, including employer 
payments for health and welfare, pension, vacation, apprenticeship and similar purposes. 
 
Subcontractors: Each Subcontractor must be registered with the DIR to perform work on public 
projects.  

 
PREPARATION OF RESPONSES 
All responses to the items in the REQUIRED INFORMATION section must be answered fully and must be 
able to be substantiated by the vendor. 
 
KEY DATES* 
 

Event Tentative Date 
Request For Proposals Issuance 
 

January 20, 2023 
RSVP for site tour Thursday February 2, 2023 
Site tour Thursday February 9, 2023 
Questions due Friday February 10, 2023 
Final addendum posted Friday February 24, 2023 
Proposal due Friday March 3, 2023 
Board approval Thursday March 23, 2023 

* Dates subject to change 
 
SUBMISSION OF RESPONSES 
Proposals must be delivered by email (with attachments, if any) to the following email address: 
proposals@openspaceauthority.org, with the following language in the subject line of the email 
“Attention: RFP-2023-01 re: “Oversight and Design of the Tilton House Seismic Retrofit Project” 
 
Proposals will be received only at the email address identified above. All proposals must be received by 
email by the Authority prior to 5:00 p.m. March 3, 2023. Proposals will not be accepted via fax, mail, or 
by courier. Late responses will not be considered. 

mailto:proposals@openspaceauthority.org


 
A. Mail and facsimile responses will not be considered. Vendors shall have sole responsibility for 

delivery of responses on time and to the proper email address. 
 

B. Response Format: 
To facilitate the analysis of responses to this Request for Proposals, vendors are required to 
prepare their responses in accordance with the instructions outlined in this section. Vendors 
whose responses deviate from these instructions may be considered non-responsive and may 
be disqualified at the discretion of the Authority. 
 
Responses should be prepared as simply as possible and provide a straightforward, concise 
description of the consultant’s capabilities to satisfy the requirements of this Request for 
Proposals. Emphasis should be concentrated on accuracy, completeness, and clarity of content. 
All parts, pages, figures and tables should be numbered and clearly labeled. No page limit, 
however, responses should be comprehensive, succinct and direct. Font size should be no less 
than 11 points. 
 
The responses should be organized into the following major sections: 

1. PROPOSED FEE SCHEDULE 
The consultant must include pricing for all proposed services and include a breakdown of costs 
(by hourly, by monthly, by task, by deliverable, etc.). 
 

2. DESCRIPTION OF PROPOSED SERVICES 
Proposal must address each of the tasks requested in the scope of work described above, and 
any additional tasks that may be necessary to accomplish the stated goals. The response should 
provide descriptions for how the consultant intends to complete the work The Authority prefers 
consolidated and comprehensive services for the entire scope of services. 
  

3. DESCRIPTION OF EXPERIENCE 
The consultant must provide a description of experience, including detailed descriptions of 
consultant’s experience in seismic retrofit projects.  
 

4. CLIENT REFERENCES 
Firms should provide a list of at least two (3) clients (include names of contact persons, 
telephone numbers, brief description of the work performed) for whom the firm has performed 
services similar to those required by this RFP. 
 

5. STATEMENT OF AGREEMENT WITH TERMS OF CONTRACT 
The consultant must provide a statement that indicates agreement to the terms of the contract 
including an agreement to meet the insurance requirements. 

 
C. Note: Any deviation from the requirements listed below may result in the response being 

considered non-responsive, thus eliminating a vendor from further consideration. 
 
D. The Authority cautions vendors to assure actual delivery of emailed responses directly to the 

address noted above by the established deadline. File attachments is recommended to be under 
10MB; emails with attachments greater than 20MB may not be delivered. A response received 
by the Authority after the established deadline will not be considered. 



 
SELECTION CRITERIA 
Proposals will be evaluated by Authority Staff and a proposal may be recommended for approval by the 
Board of Directors. Proposals will be evaluated for completeness of response and quality of response; 
the extent to which the Bidder’s proposal fulfills the Authority’s stated requirements as set out in the 
RFP; proposed fees and rates; relevant experience of the vendor, and previous client satisfaction. In 
determining the most responsible and qualified proposal that best fits the need of the service contract, 
the Board of Directors may use the following criteria to evaluate submitted proposals: 
 

1. Experience of the Bidder, including past performance of the firm on contracts of similar size 
and scope;  

2. Experience and qualifications of personnel employed by the Bidder;  

3. Demonstrated understanding of the scope of the service;  

4. Best overall financial return to the Board of Directors on the contract; and,  

A responsible Bidder who has demonstrated the attribute of trustworthiness, as well as quality, fitness, 
and experience to satisfactorily perform the work or provide the goods required. Staff may conduct 
interviews or product demonstrations as part of the selection process.  The Board may reject all 
proposals. 
 
ADDENDA 
Authority will post any addenda on Authority’s website. Consultants shall be responsible for ensuring 
that all addenda are included in their responses. 
 
REJECTION OF RESPONSES 
The Authority may reject any proposal if: 

1. The vendor fails to respond to the RFP Required Information, or otherwise comply with 
the format and submission required set forth in this RFP, or  

2. The vendor misstates or conceals any material fact in the response. 

The Authority may reject all nonconforming, non-responsive or conditional proposals, and may waive 
any minor informalities or irregularities in any proposal and at the Authority’s sole discretion. 

VENDOR QUESTIONS 
Any questions about this RFP shall be submitted in writing to proposals@openspaceauthority.org on or 
before February 10, 2023. Agency will post written responses to questions and email answers to vendors 
no later than February 24, 2023. Responses may be posted incrementally as received. 
 
PUBLIC RECORDS LAW 
Pursuant to the California Public Records Act (California Government Code Section 6250 and following), 
public records are open to inspection at all times during the office hours of the Authority and every 
person has a right to inspect any public record or request copies of public records. All submitted 
responses may be public records subject to public disclosure pursuant to the California Public Records 
Act. 

 
ACCEPTANCE 

mailto:proposals@openspaceauthority.org


Submission of any response indicates acceptance of the conditions contained in this Request for 
Proposals. 
 
RESPONSE COSTS 
Those submitting responses do so entirely at their own expense. The Authority will not be responsible 
for reimbursement to any individual or firm for any costs incurred in preparing or submitting responses, 
providing additional information when requested by the Authority, or for participating in any selection 
interviews or meetings. 
 
NON-DISCRIMINATION 
No person shall be excluded from participation in, denied any benefits or otherwise discriminated 
against in connection with the award and performance of any contract on the basis of race, religious 
creed, color, national origin, ancestry, physical disability, mental disability, medical condition, genetic 
information, marital status, sex, gender, gender identity, gender expression, sexual orientation, age 
(over 40), military and veteran status of any person, or any other non-merit factor unrelated to job 
duties and protected by law.   
 
List of Attachments 
Attachment A –Contract Template 
Attachment B- Home Inspection Report 
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CONTRACT FOR SERVICES 

 
 THIS AGREEMENT is entered into between the Santa Clara Valley Open Space 
Authority (hereinafter “Authority”) and [INSERT NAME] (hereinafter “Contractor”) and sets 
forth the terms of this Agreement.  Authority and Contractor are collectively referred to as the 
“Parties.”  This Agreement is effective upon full execution of this Agreement by the Parties.  In 
consideration of the facts recited above, and the mutual covenants, terms, conditions, and 
restrictions contained herein, and pursuant to the laws of the State of California, the parties agree 
as follows: 
 

1. Scope of Contract 
(a) During the term of this Agreement, Contractor shall provide the services set forth in the 

Scope of Work, attached hereto as Exhibit A and hereby incorporated by reference. 
However, if any provision or term of Exhibit A conflicts with any provision or term of this 
Agreement, the provisions and terms of this Agreement shall prevail and supersede any 
inconsistent provisions or terms in Exhibit A.  
 

(b) Contractor represents and warrants that all design professional services shall be provided 
by a person or persons duly licensed by the State of California to provide the type of 
services described in paragraph (a).   
 

2. Documents, Materials and Records Property of Authority 
All documents, materials, and records of a finished nature, including but not limited to final 
plans, specifications, video or audio tapes, photographs, computer data, software, reports, 
maps, electronic files and films, and any final revisions, prepared or obtained in the 
performance of this Agreement (collectively “work product”), shall be delivered to and 
become the property of Authority without restriction or limitation on their use.  All documents 
and materials of a preliminary nature, including but not limited to notes, sketches, preliminary 
plans, computations and other data, and any other material referenced in this section, or 
prepared or obtained in the performance of this Agreement, shall be made available, upon 
request, to Authority at no additional charge and without restriction or limitation on their use. 
Upon Authority’s request, Contractor shall execute appropriate documents to assign to the 
Authority the copyright or trademark to work product created pursuant to this Agreement.  
Contractor shall return all Authority’s property in Contractor’s control or possession 
immediately upon termination. 
 

3. Payment 
 
(a) Payment for Services. Authority shall pay for services performed in accordance with this 

Agreement according to the fee schedule and any reimbursable expenses contained in 
Exhibit B.  
 
 

(b) Invoices. Contractor shall submit invoices for services to Authority on a monthly basis.  
Each invoice shall show the amount of services rendered during the billing period and the 
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fee for such services, including a brief description of each item of work performed, the 
identity of the person who performed the work, the time of performance if payment is on 
an hourly basis, and itemized reimbursable expenses. 
 

(c) Audit of Records. Contractor shall maintain complete and accurate records of all payrolls, 
expenditures, disbursements, and other cost items charged to Authority or establishing the 
basis for an invoice, for a minimum of four (4) years from the date of final payment to 
Contractor. All such records shall be clearly identifiable. Contractor shall allow an 
Authority representative to inspect, examine, copy, and audit such records during regular 
business hours upon 24 hours’ notice. 

  
4. Time for Performance 

Contractor’s work shall be scheduled and performed to meet agreed-upon deadlines. The term 
of this Agreement shall end when the services described herein are completed, unless 
abandoned as provided in section 6 below. 
 

5. Standard of Performance 
(a) Services shall be performed by Contractor in accordance with generally accepted 

professional practices and principles and in a manner consistent with the level of care and 
skill ordinarily exercised under similar conditions by members of Contractor’s profession 
currently practicing in California. By delivery of completed work, Design Professional 
certifies that the work conforms to the requirements of this Agreement and all applicable 
federal, state, and local laws and the professional standard of care in California.  

 
(b) Contractor is responsible for making an independent evaluation and judgment of all 

conditions affecting performance of the work, including without limitation site conditions, 
existing facilities, seismic, geologic, soils, hydrologic, geographic, climatic conditions, 
applicable federal, state, and local laws and regulations, and all other contingencies or 
design considerations. Data, calculations, opinions, reports, investigations, and other 
similar information provided by Authority relating to site, local, or other conditions is not 
warrantied or guaranteed, either expressly or impliedly, by Authority.  

 
(c) Contractor’s responsibilities under this section shall not be delegated. Design Professional 

shall be responsible to Authority for acts, errors, or omissions of Contractor’s 
subcontractors.  

 
(d) Whenever the scope of work requires or permits review, approval, conditional approval or 

disapproval by Authority, it is understood that such review, approval, conditional approval 
or disapproval is solely for the purposes of administering this contract and determining 
whether Contractor is entitled to payment for such work, and shall not be construed as a 
waiver of any breach or acceptance by Authority of any responsibility, professional or 
otherwise, for the work, and does not relieve Contractor of responsibility for complying 
with the standard of performance or laws, regulations, industry standards, or from liability 
for damages caused by negligent acts, errors, omissions, noncompliance with industry 
standards, or the willful misconduct of Contractor. 
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6. Abandonment of Project 

Authority shall have the right to abandon or indefinitely postpone (“abandonment”) the project 
that is the subject matter of this Agreement and the services hereunder, or any portion thereof, 
at any time. In such event, Authority shall give written notice of such abandonment. In the 
event of abandonment prior to completion of the project, Contractor shall cease work 
immediately. All charges incurred up to the time of notice of abandonment, together with any 
other charges outstanding at the time of termination, shall be payable by Authority within 30 
days following submission of a final statement by Contractor and shall be considered as full 
payment due hereunder. However, Authority may condition payment of such compensation 
upon Contractor’s delivery to Authority of any or all work product generated by Contractor 
pursuant to this Agreement.   
 

7. Independent Contractor 
At all times during the term of this Agreement, it is expressly agreed that in the performance 
of the services necessary to carry out this Agreement, Contractor shall be an independent 
contractor and shall not be an employee of Authority.  It is agreed that Authority is interested 
only in the results obtained and that Contractor shall perform as an independent contractor 
with sole control of the manner and means of performing the services required under this 
Agreement. Authority shall have the right to control Contractor only insofar as the results of 
Contractor's services rendered pursuant to this Agreement; however, Authority shall not have 
the right to control the means by which Contractor accomplishes the results required under 
this Agreement. Contractor has and shall retain the right to exercise full control and 
supervision of the services, and full control over the employment, direction, compensation, 
and discharge of all persons assisting Contractor in the performance of Contractor's services 
hereunder. Contractor shall be solely responsible for all matters relating to the payment of 
Contractor’s employees, including compliance with social security, withholding, and all other 
regulations governing such matters, and shall be solely responsible for Contractor's own acts 
and this of Contractor's subordinates, subcontractors, agents, and employees. Contractor is 
responsible for all insurance and all taxes, charges, fees, benefits, or contributions required to 
be paid or withheld on behalf of Contractor, including, but not limited to, compliance with 
social security, withholding, and all other regulations governing such matters.  Contractor is 
not entitled to any employee benefits.  Contractor shall exonerate, indemnify, defend, and hold 
harmless Authority (which shall include, without limitation, its officers, agents, employees 
and volunteers) from and against any and all federal, state, and local taxes, charges, fees, or 
contributions required to be paid with respect to Contractor and Contractor’s officers, 
employees and agents engaged in the performance of this Agreement (including, without 
limitation, unemployment insurance, social security and payroll tax withholding). 
 

8. Non-Discrimination 
During and in relation to the performance of this Agreement, Contractor agrees as follows. 
Contractor shall not discriminate against any employee or applicant for employment because 
of race, religious creed, color, national origin, ancestry, physical disability, mental disability, 
medical condition, genetic information, marital status, sex  (including pregnancy, childbirth, 
breastfeeding or related medical conditions), gender, gender identity, gender expression, 
sexual orientation, age (over 40), military and veteran status of any person, or any other non-
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merit factor unrelated to job duties and protected by law.  Contractor shall not discriminate on 
the basis of the above characteristics against any employee or applicant for employment who 
has, perceives he or she has, or is associated with a person who has, or is perceived to have 
any of the above characteristics.  Contractor will take affirmative action to ensure that 
applicants are employed and that employees are treated during employment without regard to 
their race, religious creed, color, national origin, ancestry, physical disability, mental 
disability, medical condition, genetic information, marital status, sex (including pregnancy, 
childbirth, breastfeeding or related medical conditions), gender, gender identity, gender 
expression, sexual orientation, age (over 40), military and veteran status of any person, or any 
other non-merit factor unrelated to job duties and protected by law.  Such action shall include, 
but not be limited to, the following: employment, terms, conditions or privileges of 
employment, promotion, demotion or transfer, recruitment advertising, layoffs or termination, 
rates of pay or other forms of compensation, and selection for training, including 
apprenticeship.  Furthermore, Contractor shall include this requirement in any and all sub-
contracts it enters into in any way related to this Agreement. Nothing in this section shall 
prohibit Contractor from applying a bona fide occupational qualification, or any other 
exception established by the California Fair Employment and Housing Act under Government 
Code § 12940.  

 
9. Indemnification 

 
(a) Contractor agrees to indemnify, hold harmless, defend and protect Authority, its directors, 

officers, officials, employees, agents and invitees, from and against any and all claims, 
losses, damages, demands, liabilities, suits, costs, expenses (including attorneys’ fees), 
penalties, judgments, or obligations whatsoever arising out of, pertaining or relating to the 
negligence, recklessness or willful misconduct of Contractor, its employees, 
subcontractors, or agents.  The provisions of this section shall survive the termination or 
expiration of this Agreement.  It is understood that the duty of Contractor to indemnify 
and hold harmless includes the duty to defend as set forth in section 2778 of the California 
Civil Code.  Notwithstanding the foregoing, Contractor’s duty to defend and indemnify 
Authority shall be limited to that allowed pursuant to California Civil Code § 2782.8.  
Acceptance of insurance certificates and endorsements required under this Agreement 
does not relieve Contractor from liability under this indemnification and hold harmless 
clause.  This indemnification and hold harmless clause shall apply whether or not such 
insurance policies shall have been determined to be applicable to any of such damages or 
claims for damages. 
 

(b) The provisions of this section shall survive the termination or expiration of this Agreement. 
 

10. Insurance 

(a) Contractor shall procure and keep in force during the term of this Agreement, at 
Contractor's own cost and expense, the following policies of insurance with California-
admitted insurance companies licensed to do business in the State of California, which are 
rated at least “A” or better by A.M. Best Company and which are acceptable to Authority:  
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i) If Contractor has and will have employees during the term of this Agreement, 
Workers’ Compensation Insurance as required by law with limits of $1,000,000; 
 

ii) Comprehensive or Commercial General Liability Insurance, which shall be 
occurrence coverage, in the minimum amount of $1,000,000 per occurrence, 
$2,000,000 aggregate, combined single limit, including coverage for:  (a) bodily 
injury, (b) personal injury, (c) broad form property damage, (d) contractual liability, 
and (e) cross-liability;  

 

iii) Business Automobile Liability Insurance for each of Contractor’s vehicles used in 
the performance of this Contract, including owned, non-owned (e.g., owned by 
Contractor’s employees), leased, or hired vehicles, in the minimum amount of 
$1,000,000 per occurrence for bodily injury and property damage; and 

 

iv) Professional Liability Insurance (or Errors and Omissions Insurance) in the 
minimum amount of $1,000,000 per occurrence, $2,000,000 aggregate. The policy 
must contain a cross liability or severability of interest clause.  If the policy is on a 
claims-made basis, coverage must extend to a minimum of three (3) years beyond 
completion of the services provided pursuant to this Agreement.  If coverage is 
cancelled or non-renewed, and not replaced with another claims made policy form 
with a “retroactive date” prior to this Agreement’s effective date, Contractor shall 
purchase “extended reporting” coverage for a minimum of three (3) years after 
completion of the services provided pursuant to this Agreement.  

 

Upon request, Contractor shall provide to Authority proof of insurance or proof of renewal 
of each insurance policy at least thirty (30) days prior to the expiration of the insurance 
policy as long as this Agreement remains in effect.  
 
Contractor certifies that Contractor is aware of the provisions of Section 3700 of the 
California Labor Code, which requires every employer to be insured against liability 
for Workers’ Compensation or to undertake self-insurance in accordance with the 
provisions of that Code. Contractor shall comply with the provisions of Section 3700 
of the Labor Code before commencing the performance of the work under this 
Agreement.  
 

 In the event that any coverage required under the Agreement is reduced, limited, or 
materially affected in any other manner, Contractor shall provide written notice to 
Authority at Contractor’s earliest possible opportunity and in no case later than five days 
after Contractor is notified of the change in coverage. 

In the case of the breach of any provision of this section, Authority may, at Authority’s 
option: (1) take out and maintain, at the expense of Contractor, such types of insurance in 
the name of Contractor as Authority may deem; (2) order Contractor to stop work under 
the Agreement until Contractor complies with the insurance requirements required by this 
Agreement; or (3) terminate this Agreement.   
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Other Insurance Provisions.  The policies shall include or be endorsed to include, but not 
limited to, the following provisions: 
 
i) Authority, its officers, officials, employees, and volunteers are to be covered as 

additional insureds as respects: liability arising out of activities performed by or on 
behalf of Contractor; products and completed operations of Contractor, premises 
owned, occupied, or used by Contractor, or automobiles owned, leased, hired, or 
borrowed by Contractor.  The coverage shall contain no special limitations on the 
scope of the protection afforded to Authority, its officers, officials, employees or 
volunteers, and no endorsement shall be attached limiting the coverage.  Contractor 
shall furnish Authority with certificates of insurance and with original 
endorsements effecting coverage required by this clause.   

ii) Contractor’s insurance coverage shall be primary insurance as respects Authority, 
its officers, officials, employees, and volunteers.  Any insurance or self-insurance 
maintained by Authority, its officers, officials, employees, or volunteers shall be in 
excess of Contractor's insurance and shall not contribute to it. 

iii) Any failure to comply with reporting provisions of the policies shall not affect 
coverage provided to Authority, its officers, officials, employees, or volunteers. 

iv)   Contractor’s insurance shall apply separately to each insured against whom claim 
is made or suit is brought, except with respect to the limits of the insurer's liability. 

11. Assignment   
A substantial inducement to Authority for entering into this Agreement is the professional 
reputation and competence of Contractor. Contractor shall not assign or otherwise transfer any 
rights, duties, obligations, or interest in this Agreement or arising hereunder to any persons or 
entities whatsoever without the prior written consent of Authority and any attempt to assign or 
transfer without such prior written consent shall be void and shall terminate this Agreement.  
Consent to any single assignment or transfer shall not constitute consent to any further 
assignment or transfer. 
 
 

12. Prevailing Wage and Public Works Contract Compliance 
Compliance Monitoring and Enforcement by the DIR. No contractor or subcontractor may be 
listed on a bid proposal for a public works project or awarded a contract for public work 
unless registered with the Department of Industrial Relations as a Public Works Contractor.  
This project is subject to compliance monitoring and enforcement by the Department of 
Industrial Relations.  A copy of Contractor’s (and all subcontractors’) Public Works 
Contractor Registration is attached hereto as Exhibit XX.  Contractor shall maintain current 
and valid Public Works Contractor Registration throughout the duration of this Agreement.   

 
a. License. Contractor must possess an appropriate license to perform the services under this 

Agreement that is current and valid at the commencement of and throughout the Term of 
this Agreement.   
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b. Wages. As required by law, Contractor shall pay all workers not less than the general 
prevailing rate of per diem wages for each trade or classification for the job during the 
term of this Agreement as applicable. These rates include, but are not limited to, 
employer payments for health and welfare, pension, vacation, travel time, subsistence pay 
and for apprenticeship and training obligations. The current issue of the Director of the 
Department of Industrial Relations for the State of California general prevailing wage 
rates for straight time, overtime, Saturday, Sunday, and Legal Holidays is herein 
incorporated as part of this Contract. Holiday wage rates shall apply to holidays 
recognized in the collective bargaining agreement of the particular craft or classification 
concerned.  Any and all revisions to the general prevailing wage rates that take effect 
during the Contract shall be adopted as part of this Contract. Contractor shall post 
Prevailing Wage Rates on job site.  Copies of the general prevailing wage rates are on file 
and available for review on request at Authority’s principal office: 33 Las Colinas Lane, 
San Jose, CA 95119.  For those crafts or job classifications requiring special prevailing 
wage determinations, please contact the Division of Labor Statistics and Research, 
Prevailing Wage Unit, P.O. Box 603, San Francisco, CA 94101, (415) 703-4281.  The 
Contractor and any subcontractor under the contractor shall, as a penalty to the Authority, 
forfeit not more than two hundred dollars ($200) for each calendar day, or portion 
thereof, for each worker paid less than the prevailing wage rates as determined by the 
Director of the Department of Industrial Relations for the work or craft in which the 
worker is employed for any public work done under the contract by the Contractor or, 
except as provided in subdivision (b) of Labor Code § 1775, by any subcontractor under 
the Contractor pursuant to Labor Code § 1775. 
 

c. Indemnification.  Contractor hereby agrees, on behalf of itself and any subcontractors, to 
indemnify, hold harmless and defend the Authority against any claim for damages, 
compensation, fines, penalties or other amounts arising out of the failure or alleged 
failure of the Contractor or any of its subcontractors to pay prevailing wages as required 
by law or to comply with the other applicable provisions of Labor Code Section 1720 et 
seq. and implementing regulations of the Department of Industrial Relations in 
connection with the Project. 
 
 
 

d. Apprenticeship Standards.  Contractor shall comply fully with the requirements of 
California Labor Code § 1777.5 regarding employment of registered apprentices. If 
Contractor willfully fails to comply with this code section, Contractor may be denied the 
right to bid on any Authority contract for a period of one (1) year from the date of non- 
compliance determined by the California Division of Apprenticeship Standards. When 
Authority receives from the Division notice that Contractor is not in compliance with 
apprenticeship standards, Authority shall withhold from Contract payments the amount of 
the civil penalty imposed by the Division, which funds may be released to Contractor 
upon order of the Administrator or upon completion of the Contract. 
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e. Payroll Record Requirements. Contractor and each subcontractor shall keep verified and 
certified payroll records showing the name, address, social security number, work 
classification, straight time and overtime hours worked each day and week and the actual 
per diem wages paid to each journeyman, apprentice, worker or other employee 
employed on the Project and each payroll record shall contain or be verified by a written 
declaration that it is made under penalty of perjury pursuant to the requirements set forth 
under California Labor Code § 1776. Payroll records shall be certified and shall be 
available for inspection at all reasonable hours by the Authority and a copy shall be made 
available for inspection or furnished to the employee, the employee's authorized 
representative, the Authority, the California Division of Labor Standards Enforcement 
and the California Division of Apprenticeship Standards upon request. Unless required to 
be furnished directly to the Labor Commissioner in accordance with paragraph (3) of 
subdivision (a) of Section 1771.4, the certified payroll records shall be on forms provided 
by the Division of Labor Standards Enforcement or shall contain the same information as 
the forms provided by the division. The payroll records may consist of printouts of 
payroll data that are maintained as computer records, if the printouts contain the same 
information as the forms provided by the division and the printouts are verified in the 
manner specified in subdivision (a) of Labor Code § 1776.   

 
 

Contractor shall retain copies of certified payroll records for four years after the audit year 
in which wages were paid, or until the expiration of all applicable statute of limitations 
period(s), whichever is later. 

 
Except as provided in subdivision (f) of Labor Code § 1776, any copy of records made 
available for inspection as copies and furnished upon request to the public or any public 
agency by the Authority or the Division of Labor Standards Enforcement shall be marked 
or obliterated to prevent disclosure of an individual's name, address, and social security 
number. The name and address of the contractor awarded the contract or the subcontractor 
performing the contract shall not be marked or obliterated.  

 
 
13. Subcontractor  

(a) Contractor will perform the work personally or through Contractor’s employees. 
Contractor may subcontract work only as specified in this Agreement or upon prior 
approval of Authority. If subcontracting of work is permitted, Contractor shall pay 
subcontractor within ten (10) days of receipt of payment by Authority for work performed 
by a subcontractor and billed by Contractor.  

(b) Authority is an intended beneficiary of any work performed by the subcontractor for 
purposes of establishing a duty of care between the subcontractor and Authority.  

 
14. Conflict of Interest 

Contractor warrants and covenants that Contractor presently has no interest in, nor shall any 
interest be hereinafter acquired in, any matter which will render the services required under the 
provisions of this Agreement a violation of any applicable state, local, or federal law.  In the 
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event that any conflict of interest should nevertheless hereinafter arise, Contractor shall 
promptly notify Authority of the existence of such conflict of interest so that Authority may 
determine whether to terminate this Agreement.  Contractor further warrants its compliance 
with the Political Reform Act (Government Code § 81000 et seq.) respecting this Agreement. 

 
15. Compliance with Laws   

In the performance of this Agreement, Contractor shall abide by and conform to any and all 
applicable laws of the United States and the State of California, and all ordinances, regulations, 
and policies of Authority and other local agency with jurisdiction.  Contractor warrants that 
all work done under this Agreement will be in compliance with all applicable safety rules, 
laws, statutes, and practices, including but not limited to Cal/OSHA regulations. If a license, 
permit, or registration of any kind is required by law of Contractor, its employees, agents, or 
subcontractors to practice Contractor’s profession, Contractor represents and warrants that 
such license has been obtained, is valid and in good standing, and Contractor shall keep it in 
effect at all times during the term of this Agreement.  
 

16. Changes in Work  
No payment for changed or additional work shall be made unless the changed or additional 
work has first been approved in writing by Authority and the Parties have agreed upon the 
appropriate adjustment, if any, to the payment schedule and maximum payment amount for the 
changed or additional work.  

 
17. Accident Reports  

Contractor shall immediately report (as soon as feasible, but not more than 24 hours) to 
Authority any accident or other occurrence causing injury to persons or property during the 
performance of this Agreement. If required by Authority, the report shall be made in writing 
and shall include, at a minimum: (a) the names, addresses, and telephone numbers of the 
persons involved, (b) the names, addresses and telephone numbers of any known witnesses, 
(c) the date, time and description of the accident or other occurrence. 
 

18. Default  
In the event that Contractor defaults in any obligation of Contractor under this Agreement, or 
Contractor defaults in the performance of any of the terms and conditions of this Agreement, 
Authority may, at its option, declare this Agreement to be in default and, at any time thereafter, 
may do any one or more of the following: (1) enforce performance of the Agreement by 
Contractor; (2) terminate this Agreement; or (3) perform the obligations of Contractor, 
whereupon Contractor shall reimburse Authority for any amounts paid or expenses incurred 
by Authority in the performance of such obligations. The above remedies are in addition to 
any other remedies at law or equity Authority may have. Contractor shall pay or reimburse 
Authority for all of Authority’s costs and expenses, incurred in enforcing its rights hereunder.  
 

19. Notices  
If either party shall desire or be required to give notice to the other, such notice shall be given 
in writing, and shall be: (1) personally delivered; (2) deposited in the United States mail, 
certified or registered, postage pre-paid, return receipt requested; or (3) sent electronically via 
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email with a copy also deposited in the United States mail, First Class postage.  Notice shall 
be addressed to the recipient as follows: 

 
AUTHORITY:  Santa Clara Valley Open Space Authority 

33 Las Colinas Ln. 
 San Jose, CA 95119 

Attention:  [INSERT] 
Email:  [INSERT] 

 
CONTRACTOR: [INSERT] 

Attention:  [INSERT] 
    Email:  [INSERT] 

 
 

Either party may change its address by giving notice to the other in the manner provided herein.   
 
Contractor shall mail invoices to Authority at the above referenced address, but shall make 
invoices to the attention of “Accountant,” or Contractor may email invoices to 
accountant@openspaceauthority.org. 

 
20. Entire Agreement   

This Agreement contains all of the agreements and understandings of the parties pertaining to 
the subject matter contained herein and supersedes all prior, contemporaneous agreements, 
representations, and understandings of the parties.  This Agreement cannot be amended or 
modified except by written agreement of all the parties.   
 

21. Waiver  
No waiver of any of the provisions of this Agreement shall be deemed or shall constitute a 
waiver of any other provision, whether or not similar, nor shall any waiver constitute a 
continuing waiver.  No waiver shall be binding unless executed in writing by the Party making 
the waiver. 

 
22. Severability 

Should any part of this Agreement be declared by a final decision by a court to be 
unconstitutional, invalid, or beyond the authority of either of the Parties to enter into or carry 
out, such decision shall not affect the validity of the remainder of this Agreement, which shall 
continue in full force and effect, provided that the remainder of this Agreement, absent the 
unexcised portion, can be reasonably interpreted to give effect to the intentions of the Parties. 

 
23. Interpretation  

Section headings in this Agreement are used solely for convenience and shall be wholly 
disregarded in the construction of this Agreement. 

24. Governing Law and Venue  
This Agreement shall be construed and interpreted in accordance with the laws of the State of 
California.  If any party herein initiates an action to enforce the terms hereof or declare rights 
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hereunder, the parties agree that venue thereof shall be the County of Santa Clara, State of 
California. 
 
 

25. Advice of Counsel    
Both parties have had a full and complete opportunity to have the Agreement reviewed by legal 
counsel, and no presumption or rule that ambiguity shall be construed against the drafting party 
shall apply to the interpretation or enforcement of this Agreement. 
 

26. Time of The Essence   
Time is hereby expressly declared to be of the essence in this Agreement and of each and every 
provision thereof, and each such provision is hereby made and declared to be a material, 
necessary and essential part of this Agreement. 

 
 The signatories below warrant and represent that they have all legal authority and 
capacity to enter into this Agreement.  IN WITNESS WHEREOF, Contractor and Authority 
hereby execute this Agreement.   

 

 

 

 
SANTA CLARA VALLEY 
OPEN SPACE AUTHORITY 
 
 
________________________________ Dated: ________________________________ 
Andrea Mackenzie 
General Manager 

 

[INSERT NAME OF CONTRACTOR/BUSINESS] 

 

________________________________ Dated: ________________________________ 
[INSERT NAME]                               
[INSERT TITLE] 
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Corey Folsom, a member of
Corey Folsom & Associates 

 
  

408-205-5915 (cell)
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 Commercial & Residential Inspections

Property Inspection Report
19665 Hale Avenue

Morgan Hill, CA 95037

May 15, 2021 

Prepared for: Joann Baird, Greg & Janet Burback
  

Our visual inspection is for "performance-based serviceability" and not "code-compliance". 
This confidential report is prepared exclusively for the Client whose name appears above.
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May 16, 2021

 Joann Baird, Greg & Janet Burback

RE: 19665 Hale Avenue   
 Morgan Hill, CA 95037 

At your request we conducted a visual inspection of the accessible systems of this property on May 15, 2021.
An earnest effort was made on your behalf. There are limitations to our inspection process. It is
imperative that you read the entire report, including text box at the beginning of each section and the
Scope of Inspection / Limitations page. 

This report is our opinion of the property condition on the day of the inspection only. A conversation with the
owner or their agent is often informative to learn details of past corrective measures. This report is not
intended to determine which items may need to be addressed per contractual requirements of a property
transfer. Items that we left out of this overview may be very important to you. Bold and italic type
throughout this entire report highlight suggested repair and maintenance items. No warranty from us of
any type is either expressed or implied. A structural pest inspection often provides areas of overlapping
conditions. We recommend a complete reading of all other reports provided.

We strongly recommend that qualified contractors promptly evaluate our concerns. Consider
REQUIRING that tradespeople provide photos or video of work completed in hard-to-reach areas or before
covering up to verify satisfactory completion prior to payment. We suggest making certain that landscape
irrigation water use matches the property needs. Contact us with questions at any time.

Respectfully submitted,
Corey Folsom, Certified Property Inspector

SAFETY:
ELECTRICAL SYSTEM

SWITCHES, FIXTURES & RECEPTACLES:
GFCI receptacles were not present at the kitchen countertop.

PLUMBING SYSTEMS
WATER HEATER:
The water heater needs improvement to the seismic restraints in accordance with state and
local requirements. State Architect's standards:
http://www.seismic.ca.gov/HOG/waterheaterbracing_08-11-04.pdf.  
There should be a strap on the lower third and another around the upper third of the tank.
Seismic resistance straps should NOT be attached directly to the blocking.  Seek correction in
conformance with current standards by a qualified plumber.

ADVISORY: (These items may ALSO be safety concerns, but each can be listed in just one category.)
FOUNDATION / EXTERIOR

RAISED FOUNDATION:
The perimeter walls are not visibly secured to the foundation with anchor bolts.  We recommend
installing seismic hold-down connectors as a property upgrade.

There are 6 cracks of 1/8" or more in width at the perimeter foundation wall and about 5 smaller
vertical cracks in the bond beam and concrete perimeter walls. Although a visual home inspection
cannot fully judge their importance, a repair (like epoxy injection and/or other measures) may be called
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for. A foundation specialist could more accurately determine what repair is needed (and assign an
accurate cost).

INTERIOR
WINDOWS:
Three windows have plexiglas panes at the rear porch. All plexiglas window panes should be
replaced with the appropriate glass for enhanced security.

While this report is prepared in accordance with industry standards, it is limited by the time spent on
site and the scope as outlined on page two. If ANY inspector from ANY company finds 90% of the
reportable conditions they have done an excellent job. There are, therefore, other items that could be added to
a report from another reasonable and competent inspection. We ask that you accept this.
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SCOPE OF INSPECTION / LIMITATIONS
Acceptance of this report by electronic means constitutes agreement with policies contained herein. You have
contracted us to perform a general visual inspection of readily accessible conditions in accordance with industry standards.
It is distinct from a specialist inspection which can involve use of specialized instruments, dismantling of equipment,
destructive testing or laboratory analysis. This inspection and report will not be as comprehensive as that generated by
specialists. This report is intended only as a general guide to help you, the client, make your own disclosure/evaluation of
the property condition and does not make any representation as to the advisability of purchase. This report expresses the
personal opinions of the inspector, based upon his visual impression of the conditions that existed on the day of the
inspection only. The scope of our inspection is limited to items mentioned in this report.

This report is not a substitute for any transferor' s or agent's disclosure that may be required by law or a substitute
for the Client's independent duty to reasonably evaluate the property prior to the close of a sale. This report is not
technically exhaustive or meant to discover every defect, but is intended only to identify major challenges that were
visible on the day of the inspection. No disassembly of equipment, opening of walls, moving of appliances or stored
items, destructive discovery or excavation was performed by us. All components and conditions which are concealed,
camouflaged or difficult to inspect are excluded from this report. Therefore, all claims for obscure, non-visible,
undisclosed or concealed items must be made against the Seller of the property.

The conditions stated in this report are NOT repair requirements. We suggest that all repairs be accomplished, but
decisions regarding maintenance or repairs are left to you. Ownership includes responsibility for the future maintenance of
the grounds, structure, and mechanical/electrical/plumbing systems. Property ownership brings with it a certainty that
repairs will occur. Buyers are always at risk. Our report may illuminate some areas of risk, but it cannot eliminate it.
The most conscientious visual inspection is not capable of determining all conditions that exist in a building. We
make random evaluation of components and cannot move furniture, etc. Examples of things our inspection cannot
determine: 1. All improper wiring connections  2. Random outlets or switches that don't function  3. Cracks in chimneys
and flues  4. Drafty or hard to heat or cool interior space  5. Leaks that only occur under unusual conditions  6. Damage
inside enclosed cavities. 7. Product recalls
We may make recommendations that differ from requirements of the local building department. For final determination
as to what is permitted in this jurisdiction, the local building department should be consulted.

Systems and conditions not within the scope of this inspection include, but are not limited to: lead, radon, fungi,
mold, asbestos, toxic or inflammable materials, efficiency of insulation, internal or underground drainage or plumbing, fire
sprinklers, any systems which are shut down or otherwise secured; product recalls; intercoms; security systems. Comments
about any of these systems and conditions are informational only and do not represent an inspection by us. This is not a
structural pest control inspection. Common areas or systems, structures or components including, but not limited to,
those of a common interest development as defined in California Civil Code section 1351 do not fall within the scope of
this inspection. OUR LIABILITY IS LIMITED BY THE TERMS ON THIS PAGE. Any dispute or claim arising out
of, from or related to this inspection and report and found in favor of the client shall be limited to one and one-tenth times
the inspection fee paid to us.
This report should not be construed nor implied as a compliance inspection of governmental codes, regulation, statute or
ordinance including building setbacks. Opinions expressed regarding adequacy, capacity or expected life of components
are estimates and wide variations are expected between estimates and actual experience. It is impossible to predict the
severity or frequency of moisture penetration on a one-time visit. If this is a residence we strongly suggest investing in a
warranty policy. The Client agrees to read this entire report and promptly call us with any questions or concerns
and to hold harmless Corey Folsom & Associates from third party claims relating to this inspection and report.

.
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CLIENT AND BUILDING INFORMATION
It is the client's sole responsibility to read this report in its entirety and to research all municipal permits that may
have been issued / finaled (or not issued/finaled) on this property. The buyer should personally perform a diligent
visual inspection of the property when full access is made available to insure that no "condition" was concealed by
personal property while occupied or damaged during the occupant's evacuation. We do not research or keep up to
date with product recalls - we encourage you to look for specific information at www.cpsc.gov. The local municipality is
the appropriate source for code compliance issues or questions. A detailed examination of building plans or other
documents is beyond the scope of this inspection.

CLIENT & SITE INFORMATION:
DATE OF INSPECTION:

May 15, 2021

CLIENT NAME:
Joann Baird, Greg & Janet Burback

INSPECTION ADDRESS:
19665 Hale Avenue Morgan Hill, CA  95037

BUILDING CHARACTERISTICS:
BUILDING TYPE:

Single-family residence

UTILITY SERVICES:
UTILITIES STATUS:

Electricity and water and propane gas utilities were on at the time of the inspection.

OTHER INFORMATION:
INSPECTOR:

Corey Folsom

BUILDING / UNIT OCCUPIED:
No, the home was not occupied at the time of our inspection.

CLIENT PRESENT:
No, the client was not present at this inspection. It is important to understand that our Inspection Contract is delivered
prior to every inspection and, although our Contract may not be signed by the client, it is understood that use of this
report implies the acceptance of the Contract and all its terms by the named Client.

ACCESS:
Real estate agent

INSPECTION START TIME:
8:30 am

COMMENTS:
Inspection payment was received by Venmo.
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FOUNDATION / EXTERIOR
This is a preliminary general structural investigation. Structural comments are of the conditions observed at the time of
the inspection and are the opinion of the inspector. Engineering information and an accurate assessment of the probability
of future problems (including geological and water movement through the soil) can only be provided by an appropriate
registered design professional. Even in areas with "full" access (such as attics and crawlspaces) there are places we
cannot see / comment on.

Cracks are common in foundations and floor slabs, due to curing and common settling and most do not represent a
structural problem. This inspection does not calculate underfloor ventilation adequacy, deck or balcony capacity, retaining
wall conditions, quality or adequacy. We do not address the existence of prior repairs, the potential of future repairs, failure
analysis, documentation of all cracks in floor slabs covered by finished materials. We do not perform a bolt-by-bolt search
to verify all foundation bolting. Bolt spacing and sizing standards have changed considerably in recent years. You may
want to retain the services of a registered design professional (engineer) with regards to updating the seismic resistance of
buildings older than 1990 (especially on hillside locations or with multiple stories.) Concrete slab foundation design limits
visual inspection (including confirmation of foundation bolting). The presence of adequate embedded steel cannot be
verified from a visual inspection. Floor coverings can prevent recognition of conditions in all but the most severe cases.
We cannot determine the significance of sloping floors or analyze foundation settlement. Efflorescence is common on
concrete foundations, but we cannot effectively determine type and relevance, due to the variability of soil minerals. We do
not attempt to assess the performance of post-tension concrete slabs.

Unless noted, the building exterior was inspected from ground level. A "board-by-board" search of the exterior is not
performed by us. Exterior walls over 8-feet high and roof eaves over 11-feet high are considered inaccessible for our
purpose. The majority of flashing and masonry veneer details are not evaluated by us because they are typically concealed
from view. The intrusion of moisture into the exterior cladding system often cannot be determined without destructive
testing and specialized equipment. Inquire with your municipality for requirements of  residential lead-based paint removal.

Enclosed patios / sun rooms and other "bonus rooms" are not evaluated except for courtesy comments. Drainage
conditions that may affect the structure are evaluated only on the day and time of this inspection. Any statements
regarding Exterior Insulated Finish Systems (EIFS) or styro-type trim is included as a courtesy only and does not
represent a complete identification or evaluation by us. Make inquiry the city and builder or owner as to the exact type of
stucco-like cladding. We may use the term "stone" to describe cladding that may be stone or faux stone. Fire escape
systems are beyond the scope of our inspection.

COMMENTS:
NOTES:

This building was built with quality workmanship and it appears to have had
good care over time.  The original wood framing appears to be redwood or
old-growth fir, which is more resistant to insects and rot than modern lumber.

RAISED FOUNDATION:
BASEMENT:

We recommend installing a full-length (and grasp-able) handrail at the basement stairs for enhanced safety. There is
a utility sink (that drains to a sump) in the basement, which is a fine arrangement.

UNDERFLOOR AREA:
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The underfloor area is fully accessible and the inspector entered all accessible
areas.  The underfloor access is located at the basement and at the building
exterior (front).  Consider sealing the front underfloor access to prevent access
from the exterior into the interior space. No thermal insulation is installed at
the underfloor space. This is typical for buildings of this age and type.

PERIMETER WALLS:
The perimeter raised foundation under the home is constructed of poured concrete.  The perimeter walls are not visibly
secured to the foundation with anchor bolts.  We recommend installing seismic hold-down connectors as a property
upgrade. Listed and approved retrofit hold-downs should ideally be present within one foot of every corner and every 4
feet along the perimeter walls.

There are 6 cracks of 1/8" or more in width at the perimeter foundation wall and about 5 smaller vertical cracks in
the bond beam and concrete perimeter walls. Although a visual home inspection cannot fully judge their importance, a
repair (like epoxy injection and/or other measures) may be called for. A foundation specialist could more accurately
determine what repair is needed (and assign an accurate cost).

Cripple walls (short wood stud framing) were used at the perimeter in the construction of the dwelling.  Although the
home conformed to building codes at the time of construction, we always suggest that all cripple walls be fully braced as
a property upgrade in the form of plywood panels installed with two 1" ventilation holes in each stud space - one high
and one low - to adhere to current building practice. This is to further strengthen the walls to help prevent lateral
movement in a significant seismic event. Even when solid sheathing is present on the exterior, shear paneling on the
interior (with the proper 10d common nailing pattern) is often a significant improvement. (The existing cripple wall
bracing at the left side is in need of further nailing and ventilation openings.)

BEAMS & JOISTS:
The visible portions of the underfloor beams and joists are functioning as
designed.

COLUMNS AND SUPPORTS:
Metal strapping of an approved type (Simpson-brand) that is fully nailed with
approved fasteners (not ordinary grabber-style screws) may be considered on
the post-to-beam connections that support the right side addition (and one tall
basement post) as a logical seismic resistance upgrade.

SUBFLOOR:
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All accessible and functional fixtures are operated by us prior to entering the underfloor area to aid in the detection of
active water leaks. Dry stains - noted near vents (seen at almost all homes) and under the hall powder room and under the
kitchen area.  These areas were dry at the time of our inspection. The master bathroom subfloor was recently replaced
completely.

SOIL AND DRAINAGE:
The underfloor drainage appears functional and the area was dry at the time of the inspection.  Remove cellulose debris
that is larger than 2" (wood scrap, cardboard, etc.) from the underfloor area so as not to foster mold growth and attract
termites or other pests.

OTHER FOUNDATION OBSERVATIONS:
The underfloor ventilation is adequate in the accessible areas. Screened ventilation openings are provided to control
humidity (by means of passive air flow) in the underfloor area.  For further commentary refer to a current structural pest
control report.

EXTERIOR WALLS:
WALL COVERING:

Wood siding.

CONDITION:
The exterior wall cladding materials are in very good condition, with paint needed at the right front corner (above the
side addition) - see photo.

EXTERIOR TRIM:
CONDITION:

Wood trim is present. Some trim has been removed in the process of installing
a brand-new sliding door at the left side balcony. This should be replaced and
painted as part of finishing this door installation. The metal flashing at the base
of the wood siding at the rear patio should be sealed along its top edge for
decreased maintenance - see photo.

EAVES:
CONDITION:
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This building has large eaves which help protect the walls, considerably
reducing exposure to the elements and to wall / window maintenance.  This
home has soffited (enclosed) eaves. Due to the construction method, this eave
framing is not visible for our inspection.  Moisture stains noted at the eaves. 
For further commentary and recommendations refer to a current structural pest
control report.
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ATTIC / ROOF
Following is an opinion of the general quality and condition of the roofing material. The inspector cannot offer a
conclusive opinion or warranty as to whether the roof is free of leaks or how long it will be watertight in the future.
Leaks can develop any time and may depend on rain intensity, wind direction, debris buildup, etc. Most attics have
staining from rain intrusion of a past or present roof or during original construction, but we are usually unable to
determine their exact nature during a one-time visit. Even attics with "full" access there are places we cannot see.
We do not offer a definitive assessment of attic fire separation wall adequacy.

Roof covering life expectancy depends on many factors. Any estimates by us regarding remaining useful life are
approximations only. We do not inspect for proper exposure of lap or fastener or caulking appropriateness as this varies
with the manufacturer - interested parties should consult manufacturer specifications. Non-original roof coverings
(especially tile) may exceed the capacity to support added weight, the assessment of which is beyond our scope /
expertise. All roof coverings require periodic maintenance, such as checking the seals at penetrations and flashings
and should be visually inspected annually. Regular maintenance of drainage systems is required to avoid water
problems at the roof and foundation. Gutters and downspouts should drain the water at least six feet from the
foundation. It is prudent to test the performance of any underground drainage system prior to the next rain event as we do
not test these systems. 

Areas with vaulted ceilings or without an attic cannot be judged for the presence of insulation by us. Any estimates of
insulation thickness and "R-value" by us are approximate. Chimney cowlings may affect draft characteristics and no
evaluation of them is offered by us. The condition of most of the chimney chase and flue is hidden from view and are not
covered by this inspection. Due to the potential for hidden damage within chimneys, we advise having chimneys
evaluated by a qualified specialist regarding structural integrity and fire safety. We do not comment on fireplace
cleanouts. Openable skylights are not operated nor do we examine every skylight opening for adequacy of support.
Patio roofs and covers are not included in this inspection. All interested parties should consult the relevant municipal
authority for final determination regarding proper installation of roof and flashing details. We do not attempt to determine
the fire rating class or the heat-reflective requirement of any roof covering, nor do we attempt to determine the exact
insulation product or any associated recall.

ATTIC & INSULATION:
ACCESS:

Attic is partial size.  The inspector entered all accessible areas of the attic.  The attic access panels are located in (3)
closets and (2) bedroom ceilings and in a bathroom ceiling.

STRUCTURE:
Conventional framing is observed (which has been recently reinforced with
additional bracing).

CONDITION:
The visible attic and roof support structures are in good condition and performing as designed.  Adequate ventilation is
provided.  One gable vent screen is damaged at the right side. We recommend simple correction to deter birds and
insects.  Dry stains are noted at the underside of the roof structure and near the chimney (which we believe is from
leakage of a previous roof covering). All stains should be monitored.

There are two (newer) whole house fans installed in the attic, which are a nice feature, but not tested or evaluated by
us. Any new buyer should become familiar with the manufacturer's operating guidelines prior to use.

INSULATION:
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Fiberglass batting.  Insulation coverage is not complete (gaps seen). A 1%
loss of coverage will mean roughly a 5% loss in efficiency and increases home
heating and cooling costs. Coverage should be improved to restore full
functioning of the insulation layer. It is important to keep insulation clear of
any eave / soffit vents and all exhaust flues and make-up combustion air
screens and any non-IC-rated recessed lighting.

R-FACTOR:
Some ceiling insulation is approximately 6-7 inches thick giving it an
insulating value of about R-19.  Other batting ceiling insulation (upper attic) is
approximately 12 inches thick giving it an insulating value of about R-30.  This
is a very well-insulated attic.

ROOF COVERING:
STYLE:

Intersecting gable style roof.  Low-slope style roof.

COVERING:
Asphalt composition tab shingles.  Single-ply roofing material (asphalt composition cap sheet) and "TPO" (or PVC) is
present at the low-slope roof sections. Corrugated metal roof covering is also utilized at a portion of the front porch.

ACCESS:
The inspector physically walked on the roof surface to visually examine the accessible roof components.  (We also
examine the accessible portions of the attic structure.)

SLOPED ROOF STATUS:
The sloped roof covering is within it's useful service life.  This is a very nice sloped roof installation and no
improvements are considered necessary to the field of the visible roof covering at this time.

LOW-SLOPE STATUS:
The field of the low-slope roof coverings appear to be in very good condition / well within the useful service life.

EXPOSED FLASHING:
TYPE & CONDITION:

The visible flashing sections are metal.  The visible flashing details appear to be installed properly. All flashings should
be periodically examined for signs of leakage and repairs performed as needed.

RAIN GUTTERS AND DOWNSPOUTS:
CONDITION:

Rain gutters are present at the lower roof edges. The rain gutters appear to be functioning as designed. All rain gutters
should be checked for debris and cleaned on a regular basis to prolong their service life.  Leaf (or other) debris in rain
gutters and downspouts needs removal to ensure full functioning of the system. Debris also makes it difficult to judge the
condition of the gutter interior.  We suggest terminating downspouts 6' from the building as you want rainwater
deposited away from the foundation.
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CHIMNEY:
MATERIAL:

Masonry

CONDITION:
The chimney exhibited no significant lateral movement when the inspector applied physical pressure.  The visible
exterior portion of the chimney appears to be functioning as designed.  Rain cap is noted. A rain cap prevents moisture
penetration into the chimney flue and thereby reduces corrosion at the firebox and flue interior.  The flue was essentially
not visible for our level of inspection so we recommend a chimney inspection which should include cleaning of the flue
interior by a licensed chimney service.

There is a second masonry chimney (with a metal flue liner), which provides venting for the furnace and water heater.
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ELECTRICAL SYSTEM
Any electrical repairs should be given priority as a safety item even if not placed in our report summary. Personal
items often prevent testing at some receptacles and switches. Receptacle testers are not always reliable so our test
should not be considered an exhaustive analysis of the receptacle wiring configurations. We do not comment on
missing cover plates and switchplates. We expect that the homeowner will do a full review of the electrical receptacle and
switchplate covers and replace covers as needed. We do not note or remove child-resistant receptacle covers. We do not
evaluate occupancy or vacancy sensors other than to note their presence and on/off function. Light fixtures often have dead
bulbs or may be controlled by photocells, so are not verified by us. We do not remove or change light bulbs. We cannot
judge if non-working light fixtures are associated with a problem related to the circuit itself. We recommend review by a
qualified electrician if replacement bulbs do not solve the issue of a non-working fixture.

Any comments regarding electrical panels and receptacles that are not attached to the structure does not represent a
complete review by us. We use the terms "120v" and "240v" as this is the nominal value of the designated voltage class.
Actual voltage can vary within a range that permits satisfactory operation of equipment. This range includes 110v and 125v
and 220v. We cannot accurately judge the appropriate sizing of the electrical service for the current or planned
occupancy nor can we judge proper overcurrent capacity for any given circuit. Grounding and bonding connections
are often obscure and are not always found by us. When compact fluorescent bulbs are present at recessed lighting we
suggest you verify that the fixtures are rated to accept this type of bulb. 

You are encouraged to verify electric circuit labeling as this is beyond our scope. We do not determine if GFCI or
AFCI circuit breakers are controlling appropriate circuits. We cannot verify that kitchen appliances are on
dedicated circuits (which they should be). GFCI and AFCI receptacles were not reset as part of this inspection nor
were redundant reset locations established because it can be a significant inconvenience if they fail to re-set. AFCI
devices protect the electrical system from faults / fires caused by nails or screws being driven into wiring. AFCI
circuit protection has been standard at bedroom and dining room locations and is now REQUIRED to be installed
on most "living area" branch circuits and any relevant circuits when remodeling or removing ANY drywall or
when ANY electrical receptacle in a living area is replaced. Dual-function AFCI-GFCI receptacles are required during
remodeling if the relevant circuit in ungrounded.

Low-voltage systems (including sound systems) are not inspected by us. Most electrical engineers recommend that
breaker panels be upgraded after 50 years or sometimes sooner. Aluminum wiring is (acceptably) used at 240v
residential circuits and will not be noted. We do not inspect EV charging, metering or labeling or any on-site power
generation other than to identify its presence. New homes in California are required to have a EV charging circuit. You
should consult with the local municipality regarding specific EV charging requirements. During remodel or
alteration, all installed luminaires must be high-efficacy in accordance with current California Energy Code. New
construction now requires some amount of on-site renewable energy, the assessment of which is beyond the scope of
a home inspection. The municipal building department should have relevant permit requirements and approvals. This
inspection does not certify or warrant the system to be free of risk of fire, electrocution, personal injury or death.

COMMENTS:
NOTES:

The electrical service panel / meter is located at the exterior of the home. 
Power company anti-tamper seal is intact at the utility side of the meter.

MAIN ELECTRICAL SERVICE:
TYPE:

Overhead, 120/240 volt, metered 200-ampere electrical service with circuit breakers - determined by the rating on the



Report: Hale   Address: 19665 Hale Avenue Page 15

             www.Commercialinspection.company Confidential. All rights reserved.

main disconnect.

SERVICE PANEL:
The size of the incoming electrical service is sufficient for a typical home of this size.  The main electrical disconnect is
located at the service entrance. The power to the home can be turned off by flipping the main circuit breaker to the "off"
position.  Circuits are completely and clearly labeled. However, our inspection does not verify the accuracy of this
legend.

PANEL NOTES:
Grounding system is present, but its proper termination was not visible (which is often the case).  Circuit and wire sizing
correct so far as visible.  The important panel bonding connection is present.

ELECTRICAL PANEL:
EQUIPMENT PANEL:

This electrical equipment panel is located in an interior hallway.  Circuits are
completely and clearly labeled. However, our inspection does not verify the
accuracy of this legend.

PANEL NOTES:
Circuit and wire sizing correct so far as visible.  We believe that the panel enclosure components are correctly bonded. 
Excess paper (insulative wire wrapping) is present inside this panel - which should be safely trimmed / removed.

ELECTRICAL CONDUCTORS:
BRANCH ELECTRICAL WIRING:

The visible 120v portions are copper (sheathed) cable.  The visible portions of the branch circuit wiring appear to be
installed properly and performing as designed.

SWITCHES, FIXTURES & RECEPTACLES:
CONDITION:

GFCI receptacles were not present at the kitchen countertop. GFCI receptacles are inexpensive and should be present at
ALL exterior, garage, basement, accessory building, bathroom, laundry countertop and kitchen countertop locations.
Reference: NEC Code 210.8
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PLUMBING SYSTEMS
This inspection only addresses the visible portions of the plumbing system. Water quality testing is available from local
testing labs. Water pressure testing is not performed by us. All on-demand water heaters and re-circulating pumps are
excluded, although we may offer courtesy comments. The assessment of backflow prevention devices, water meters, water
softeners, filtration, greywater or future greywater preparation, rainwater collection, rain gardens and landscape irrigation
systems are beyond the scope of this inspection, any comments are included as a courtesy and do not represent a complete
inspection of that system. In buildings served by propane we are not always able to determine if all gas appliances
are rated for propane - this is the responsibility of the owner. Temperature-pressure relief (TPR) valves are meant to
open in an emergency and are not tested by us. We do not examine TPR valve flow rate or other ratings. Installation of
modern, 1/4-turn valve stops in any home where these are not present is a prudent investment. We do not test or
operate water or gas shutoff valves or asses their proper sizing.

Solar water heating systems and sewer ejection systems are not inspected by us and should be examined by a specialist. No
comment about water discoloration is made by us. All water heaters require a building permit to install and we do not
evaluate for code-compliance or compatability for a given space or use. Consider researching to see if permits were
drawn and finaled for all water heaters, especially in closet or other interior locations (including requirements for
sprinklering and firestopping). We cannot judge the adequacy of water temperature and also proper installation of most
clothes washer water catchment pans and drains and the hidden portions of clothes dryer vents.

We suggest insulating domestic hot water supply pipes in accessible underfloor and attic areas to conserve energy
(and dollars) as is required with installations in California (since 2012). Anti-siphon faucets are recommended at
exterior hose faucets. We do not attempt to determine the correct type of copper water pipe for a given installation. Our
functional drainage test of the drainage and waste is not comprehensive and so we advise a video inspection of the waste
plumbing (to the utility connection). Automatic seismic shutoff valves are required at the natural gas meter in new
construction, remodels and change of ownership in some municipalities. 

We cannot determine the maximum use rate for automatic dishwashers or clothes washers or the flow rate of
plumbing fixtures to verify that they are compliant with current water-conserving standards. Since 2017, at the
time of sale, homes have been required to convert to (or disclose) water-conserving plumbing fixtures as is required
with new construction and remodels (1.28 gpf toilets, 2.0 gpm showerheads, 1.5 gpm kitchen faucets, 0.5 gpm
bathroom sink faucets). We do not review dual-plumbing for non-potable use. You are encouraged to confirm all of
the fixtures and appliances are compliant with current Title 24 California Energy Code standards.

Plumbing pipes and components have a 'useful service life' and will need replacement in time. Galvanized water pipes may
last 20-40 years, and copper pipes may last 20-50 years depending on the chemical properties of the water and the quality
of the pipe material.

COMMENTS:
NOTES:

The home potable water supply pressure was tested by us at exterior faucet. 
The home potable supply water pressure is good (approx. 58 psi). The
generally accepted range for residential water pressure is 40-80 psi.

MAIN WATER SUPPLY LINE:
MATERIAL:

The pipe that we believe to be the main water supply entrance is galvanized and 1 inch internal diameter.

CONDITION:
The visible section appears to be in good condition.  The valve that is believed to shut off the water to the building is
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located at the left side of the property. The shutoff valve was not tested by us. Operation of the valve from time to time
will keep it functional and maximize the useful service life.

WATER SUPPLY PIPING:
MATERIAL:

Combination of materials copper and galvanized lines are present.  Galvanized steel makes up the majority of the supply
plumbing.  The copper pipe sections are a significant upgrade.  Modern PEX (cross-linked polyethylene) lines are present
under the kitchen area as well.

Two older-style water shutoff valves noted at the powder room sink. Consider replacement with modern 1/4-turn shutoff
valves here as a logical property upgrade.

The hot water supply pipes in the underfloor area are not insulated. We suggest insulating all hot water supply pipes in
this area for improved energy efficiency in accordance with current California Energy Code. Insulating all domestic hot
water supply pipes in unheated spaces has been required for new construction AND at the time of remodeling in
California for several years. (Pipe insulation MUST have mitered elbows, notched tees and sealed seams.)

WASTE PIPING:
MATERIAL:

The visible portion viewed by us was ABS, Galvanized steel, Cast iron.

CONDITION:
The accessible and visible sections of the waste piping appear to be performing as intended.  The waste piping should
have one additional support hanger of an approved type under the master bathroom - see photo.  Current building
standards dictate that ABS waste piping should be supported with approved hardware for every 4' of horizontal run and at
every change of direction.

HOSE FAUCETS:
OPERATION:

A representative sample of the hose faucets at the exterior of the building were operated by us and performed as
expected.

WATER HEATER:
TYPE:

Electric.

SIZE & AGE:
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50 gallon tank capacity.  This unit was manufactured in 2021.

LOCATION:
This appliance is located in the basement.  The first 5 feet of pipe at any water heater (both cold and hot) should be fully
insulated for energy efficiency in accordance with current California Energy Standards. Improvement is suggested.
(This pipe insulation must have mitered elbows, notched tees and sealed seams.)

CONDITION:
A water shutoff valve is installed, but not tested by us.  The important temperature and/or pressure relief valve is present.
This valve is intended to relieve excessive pressure within the water heater (in the form of steam) if needed.  

The water heater needs improvement to the seismic restraints in accordance with state and local requirements. State
Architect's standards: http://www.seismic.ca.gov/HOG/waterheaterbracing_08-11-04.pdf.  There should be a strap on
the lower third and another around the upper third of the tank. Seismic resistance straps should NOT be attached
directly to the blocking.  The strapping should be attached directly to the concrete retaining wall by means of
(epoxied) expansion bolts. Seek correction in conformance with current standards by a qualified plumber.

GAS FUEL SYSTEM:
METER / TANK LOCATION:

LPG tank is located at the rear of the property.
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HEATING / AIR CONDITIONING SYSTEM
It should be understood that this inspector performed a conscientious visual inspection, but is a generalist and not
an HVAC specialist. Further evaluation by an HVAC specialist will often reveal issues that went un-noticed in a
home inspection - this should be expected. We do not light pilot lights or check thermostats for calibration or timed
functions. Adequacy, efficiency or the even distribution of conditioned air cannot be addressed nor can a judgment of
system capacity be offered by us. Precise calculation of appliance combustion air requirements is not performed by us. 

Maintenance of heating and cooling systems is recommended on an annual basis. Heat exchangers, which are a critical
component, cannot be adequately checked during a visual inspection. Window and wall-mounted AC units are not
inspected by us. It's prudent to assume that all buildings built prior to 1980 contain some amount of asbestos in the heating
ducts unless the system has been completely replaced. Cleaning of the ducting interior should be considered as a good
investment in indoor air quality. In keeping with current building standards and to ensure normal lifespan of the appliance
we recommend verifying or installing a sediment trap (drip leg) on the gas supply piping ahead of each gas appliance
control valve. 

In California, HVAC ducts MUST be blower-tested for air leakage when a central air conditioner or heater is installed or
replaced or when replacing heating ducts or a 40' or longer section of the heating ducts (unless asbestos is present). Ducts
that exhibit a certain percentage loss due to leakage must be repaired by law (California Energy Code). In addition, when
replacing 50% or more of a sloped roof covering, any heating ducts in the attic must be sealed and insulated in
conformance with the California Energy Code. The percent of air loss at the HVAC ducting would be accomplished by a
certified specialist. Replacing older heating ducts with new is often the best "bang for the buck" in terms of
increasing home energy efficiency. In California, as of 2017, at the time of building remodel or alteration all unitary
heating or cooling systems not controlled by a central management control system (EMCS) must have a setback thermostat.
All interested parties should consult the relevant municipal authority for final determination regarding proper installation of
heating and cooling appliances, including requirements for sprinklering and firestopping and high-efficiency unit exhaust
flues. The expected service life of most gas-fired, residential furnaces is 15 to 20 years.

HVAC DESCRIPTION:
LOCATION:

The furnace is located in the basement controlled by a wall thermostat.

SYSTEM TYPE:
Forced Air. This appliance was manufactured by "Payne". To operate on propane there is typically a conversion kit that a
licensed tradesperson installs (to convert the appliance from natural gas to liquefied propane).  We did verify the
existence of a sticker that stated that this conversion was accomplished.

AGE & SIZE:
The appliance is rated at 132,000 BTU input capacity.  The appliance was manufactured in 2008.

HVAC CONDITION:
CONDITION:

The system responded to normal controls and functioned as intended.

COMBUSTION AIR:
The supply of combustion air appears to be adequate.

VENTING / FLUE:
Metal flue sections should be connected with approved sealant tape at the sectional joints and transitions to prevent
exhaust leakage. We suggest improvement for enhanced safety.

AIR FILTER:
The air filter is clean. The air filter is typically changed every 6 months of service and has a great affect on indoor air
quality and appliance efficiency.

BLOWER/FAN:
The blower operated as expected.

HEATER NOTES:
Yellow corrugated stainless-steel tubing (CSST) is present and so we must offer this following disclaimer (as now
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required by state law with every home inspection): 
Manufacturers of yellow corrugated stainless-steel tubing believe that yellow corrugated stainless steel tubing is safer if
properly bonded and grounded as required by the manufacturer's installation instructions. Proper bonding and
grounding of this product can only be determined by a licensed electrical contractor.

Individual upstairs rooms will receive heat when their doors are open.

CONTROLS:
A modern, electronic setback control is noted, which is a very nice property feature.

AIR CONDITIONING:
TYPE:

An installed air-conditioning (AC) system is not present.

DUCTWORK:
CONDITION:

The visible portion consists of flexible metal ducts.  This is relatively newer
(upgraded) HVAC ducting.  Insulative wrapping of ductwork is missing in
places. All ductwork (including register boxes and return air ducts) in
unheated spaces should be insulated to reduce heat loss.
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INTERIOR
Often items or areas cannot be judged by us due to furnishings, etc. A final walkthrough by interested parties is critical
(especially under sinks). This report is NOT a complete list of every house flaw and you, the Client, should arrive at
your own conclusion regarding cosmetic and other defects. Any new construction or home over 2,000 square feet
should be researched to determine if interior fire protection sprinklers is required (fire suppression systems are not
inspected by us). We do not inspect elevators and lifts. Specific identification of mold is outside our scope, as is
verifying the integrity of window thermoseals and assessing house alarm and other security systems. Interested
parties should check operation and seal of all doors, windows and window screens. Inquiry with the seller regarding
'fogged' window panes should be made by interested parties since this condition may not be visible in every light
condition or angle. Solarium / atrium windows are not inspected by us.

Fireplaces are not operated during the inspection, nor are mantles or hearths researched for sufficient clearance to
combustibles. We cannot authoritatively comment on the proper installation of woodstoves, due to the numerous models
and varying municipal statutes. Any fireplace, woodstove or built-in barbeque requires the services of a specialist to verify
safe operation. It is not determined by us if smoke alarms or carbon monoxide alarms are hard-wired or
interconnected. California law now requires hard-wired or listed, wireless smoke alarms when performing work
that requires a permit. In accordance with industry Standards of Practice, we do NOT test smoke alarms or verify
smoke alarm battery type. They should be tested upon move-in and at manufacturer's recommended intervals (and
replaced if painted). We recommend only photoelectric-type smoke alarms. In houses/living units with
gas/wood-burning appliances or an attached garage (and multi-family dwellings) current California law requires carbon
monoxide alarms be installed outside of sleeping areas AND on every level of a dwelling, including finished
basements. We cannot verify whether a smoke alarm system is associated with a leased alarm system. Inquiry with the
seller is suggested. We offer NO guarantee that smoke alarms will function as designed in an actual fire event.

We do not verify the proper sealing of finished interior surfaces and grout. We may use the term 'wood' to describe
flooring that may be a wood-laminate or engineered product and the term laminate may also refer to a "Pergo" or
composite-type floor covering. Proper mounting of ceiling fans is usually concealed and cannot be determined by us.
Ceiling fans do not always remain with the property and are not addressed in this inspection. You should verify ceiling
fan operation during the final walk-through. Uneven or 'creaky' floors, wall and ceiling cracks are not uncommon, but
we do not determine their exact nature or relevance. All cracks should be monitored on any building. Building hardware
is the responsibility of the designer with the approval of the local building department. We cannot evaluate the performance
of engineered construction. We do not determine the presence of wall insulation.

Consider verifying that there were finaled municipal building permits. It's prudent to assume that all buildings built
prior to 1980 contain lead paint and asbestos unless they've been completely remodeled. Any comment regarding asbestos
or lead is included as a courtesy only. Indoor air quality testing is a prudent investment in your health. We do not attempt to
determine the source or relevance of odors. We advise removal of 'glue-on' wall mirrors as they can pop off during a
seismic event and cause severe injury. You should become familiar with manufacturer's guidelines prior to use of a
whole house fan (they are not evaluated by us). Areas of assembly are not evaluated for fire code conformance by us.
Note: When windows are replaced, the occupancy must comply with Title 24 - California Energy Code with regards to
luminaires and water fixtures, etc. We do not determine Title 24 compliance.

ENTRY:
MAIN ENTRY DOOR:

The main entry door is in good condition.

OTHER EXTERIOR DOORS:
French-style doors.  Single pedestrian doors. Sliding glass door. The exterior doors are in good condition and functioning
as designed.

WINDOWS:
WINDOW TYPE:

The window frames are clad-vinyl, clad-metal and wood.  Fixed type, sliding type, single-hung type, casement type and
double-hung type.

WINDOW CONDITION:
Openable and accessible windows were opened and closed by us.  The newer windows in this home are Milgard brand. 
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The older sliding windows are difficult to operate.  This is likely due to age / non-operation of the windows. Cleaning /
dry-lubricating the tracks may improve functionality.

Three windows have plexiglas panes at the rear porch. All plexiglas window panes should be replaced with the
appropriate glass for enhanced security.

FLOORS:
FLOOR COVERING:

Floor covering is high-quality wood, modern waterproof vinyl composite, carpet and custom tile.  The flooring in this
home is in good condition.  Uneven floor surface noted, but we did not see any obvious contributing issue nor did we see
any relevant distress. No action is suggested by us.

INTERIOR STAIRS & HANDRAILS:
CONDITION:

Interior stairs are functioning as designed.  Interior stair handrails appear properly installed where required (except at the
basement).

WALLS & CEILINGS:
TYPE:

Drywall, lathe & plaster and wood paneling. Wainscoting trim is present.

CONDITION:
The visible portions of the walls and ceilings are in good condition.

SMOKE & CO ALARMS:
COMMENTS:

Smoke alarms are installed in all necessary areas.  A carbon monoxide alarm is noted on each level of the home (as is
appropriate). (Reference CA Building Code, Section 310.9.1.4)

FIREPLACE:
TYPE:

This fireplace is located in the living room.  Masonry.  Wood-burning.

CONDITION:
Damper is operational.  Fireplaces are examined for obvious defects, but not operated by us. A qualified specialist should
make careful review of details, such as firestopping, insulation shields, pass-through assemblies, make-up air, hearth
dimensions, etc., prior to use.  

The flue interior was not visible for our level of inspection. We recommend using a licensed fireplace service for a
NFPA flue inspection initially and then clean as needed.  

Consider installing fully-closing glass front doors prior to use for enhanced safety and performance. (Metal or glass
doors that cover the entire opening of the firebox are now required at new installations in accordance with California
Energy Code.)
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KITCHEN / LAUNDRY
We recommend that you invest in a warranty for mechanical and appliance failures. All appliance testing that we performed
was done briefly and as a courtesy and should not be considered "technically exhaustive". We do not attempt to evaluate
performance with regard to the variety of settings and cycles. Appliance lights are not tested. Clothes washing machines
and clothes dryers are considered personal property and are not moved or tested or verified for water conservation
compliance and the condition of flooring under them cannot be judged by us. Water supply valves which serve clothes
washing machines are not operated by us. We strongly suggest that dryer exhaust vents be removed and cleaned
annually and a LintAlert monitor installed. We do not verify the presence, need or function of blower assist motors for
clothes washer and bathroom vents. 

Wine coolers / pantries, barbecues, microwave ovens, induction rangetops, rangetop warmers, instant-hot water heaters,
refrigerators, water filters and trash compactors may be noted, but are not inspected by us. The verification of appliances
for use with propane is outside the scope of this inspection. Appliance flame quality, timer settings and heat calibration are
also not evaluated. We don't always identify the exact type of kitchen countertop material, but make our best
approximation. Dishwashers are not checked by us to determine that the water temperature provided is adequate.
Since 2014, during a permitted alteration or remodel, residences in Los Angeles (and other cities) have been
required to convert kitchen faucets to a maximum flow rate of 1.8 gpm. Interested parties should research to find out if
all the fixtures are compliant with current standards. We do not determine fixture flow rates.

KITCHEN SINK:
CONDITION:

Composite sink.  The sink is in good condition. Faucet is in good working condition. Hand sprayer is functioning
properly.

DISPOSAL:
CONDITION:

The garbage disposal was functioning as designed - tested for on and off function and unusual noise by us at the time of
the inspection.  The cord is not securely clamped where it enters the motor casing. This cord is subject to stress and
strain as items are stored under the sink. A proper clamp protects the wire connections from the sharp metal edge.

DISHWASHER:
CONDITION:

There is no automatic dishwasher installed now.

RANGETOP AND OVEN:
TYPE/CONDITION:

Electric.  The elements were all tested (turned on and off) and were functioning.

VENTILATION:
TYPE AND CONDITION:

External.  Fan was operational on one or more speed settings at the time of the inspection.

INTERIOR COMPONENTS:
COUNTERTOPS & CABINETS:

Countertops are tile and the cabinets are wood.  The visible portions of the countertops and cabinets are in good
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condition.

WASHER AND DRYER:
CLOTHES DRYER:

Electric appliance, 240 volt..  Dryer exhaust ducting is provided.  Periodically inspect the dryer exhaust vent interior for
clogged lint for enhanced safety.
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BATHROOMS
We will identify as many issues as possible, but some problems may be undetectable within the walls or under the
floor. Shower pans are visually checked for leakage, but leaks often are not evident except during sustained use.
Determining whether shower pans and surrounds are fully watertight is beyond the scope of this inspection. It is important
to maintain grouting and caulking in baths because minor imperfections can allow unseen water damage. Often, a
structural pest control report will provide additional information on bathroom conditions. Tub drain stoppers and overflow
drains are not inspected by us. It is assumed that the owner will identify missing shower curtains. Steam shower systems are
not inspected by us.

We suggest further inspection by a qualified electrician on behalf of interested parties for sufficient electrical
grounding and bonding with regard to any jetted tub motor, due to the chance of stray voltage. Since 2014, during
a permitted alteration or remodel residences in Los Angeles (and other cities) have been required to convert toilets
to a maximum 1.28 gpf and showerheads to a maximum flow rate of 2.0 gpm and bathroom faucets to a maximum
flow rate of 1.5 gpm. As of 2017, non-low-flow fixtures must be disclosed at the time of sale. We do not determine fixture
flow rates. We do not verify if lighting integral to bathroom exhaust fans is compliant with California Energy Code. We do
not attempt to determine the exact date of remodeling with regards to fixture and other requirements.

BATHROOM #1:
LOCATION:

Powder room.  Near the rear entry.

SINK:
We inspected the sink including the drain trap and fixtures and it is functioning as designed.

TOILET:
The toilet flushed and filled at the time of the inspection. The toilet is a low flow (1.28 gallon per flush) type, which
meets the current California standard for new construction and remodeling.

BATH VENTILATION:
A fan is provided and it responded to the control switch when tested.

BATHROOM #2
LOCATION:

Ensuite bedroom.  Upstairs (right side).

SINK:
We inspected the sink including the drain trap and fixtures and it is functioning as designed.

TOILET:
The toilet flushed and filled at the time of the inspection. The toilet is a low flow (1.28 gallon per flush) type, which
meets the current California standard for new construction and remodeling.  The toilet base is loose at its connection to
the floor. Correction typically involves removal of the toilet, inspecting for water damage, replacing the inexpensive wax
seal and tightly re-securing the toilet base to the plumbing flange.

The toilet seat is loosely mounted. Improvement / replacement of this seat is suggested.

TUB AND/OR SHOWER FIXTURES:
Showerhead is functioning as designed.

TUB AND/OR SHOWER ENCLOSURE:
The tub with shower shows no visible damage.

BATH VENTILATION:
A fan is provided and it responded to the control switch when tested.

BATHROOM #3
LOCATION:

Ensuite bedroom.  Upstairs (left side).

SINK:
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We inspected the sink including the drain trap and fixtures and it is functioning as designed.

TOILET:
The toilet flushed and filled at the time of the inspection. The toilet is a low flow (1.28 gallon per flush) type, which
meets the current California standard for new construction and remodeling.  The toilet base is loose at its connection to
the floor. Correction typically involves removal of the toilet, inspecting for water damage, replacing the inexpensive wax
seal and tightly re-securing the toilet base to the plumbing flange.

TUB AND/OR SHOWER FIXTURES:
Tub spout / fixtures are functioning as designed.

TUB AND/OR SHOWER ENCLOSURE:
The tub shows no visible damage and is in good condition.

BATH VENTILATION:
A fan is provided and it responded to the control switch when tested.

BATHROOM #4
LOCATION:

Master bathroom.

SINK:
We inspected the sink including the drain trap and fixtures and it is functioning as designed.

TOILET:
The toilet flushed and filled at the time of the inspection. The toilet is a low flow (1.28 gallon per flush) type, which
meets the current California standard for new construction and remodeling.  The toilet base is loose at its connection to
the floor. Correction typically involves removal of the toilet, inspecting for water damage, replacing the inexpensive wax
seal and tightly re-securing the toilet base to the plumbing flange.

TUB AND/OR SHOWER FIXTURES:
Showerhead is functioning as designed.

TUB AND/OR SHOWER ENCLOSURE:
The roll-in shower surround is beautifully done in custom tile (with a very small tile crack near the shower door, which
does not seem to affect serviceability).
We performed a "flood-test" of the shower pan and there was no water leakage when we later examined this area from the
underfloor area.

Current building practices in most jurisdictions dictate a minimum height of 72" for a shower enclosure (and higher
than the showerhead). This standard is not met here because of the low windowsill. In these cases it is important that
the tile surface integrity be sealed and maintained to reduce the potential for water penetration into the wall interior as
part of normal home maintenance. A visual inspection such as ours cannot fully determine conditions in the wall behind a
tile surface.  Maintain caulk/grout and monitor, you may consider a curtain for the window itself.

Consider installing a (clear vinyl or rubberized) door stop to prevent the glass shower door from opening inward and to
prevent water from splashing out during use.

BATH VENTILATION:
A fan is provided and it responded to the control switch when tested.
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SITE & GROUNDS
We do not address geological conditions, site stability or drainage performance of the site or the condition of underground
piping, including subsurface drains, water and sewer and septic systems. We recommend determining if the property has
experienced any moisture-related drainage issues. Fences have a finite service life and are typically NOT included in
this inspection. Inquire with the seller about property lines and fence ownership. Our inspection of the driveway /
grounds is limited to 50 feet from the primary structure. We do not inspect or research for compliance with plat plans, lot
lines, setbacks, eave extensions or similar issues. Deck and balcony construction requirements have significantly changed
in the last few years. We do not attempt to determine the age of these structures and our comments may more closely
reflect current standards. You should always consult with a qualified contractor for suggestions on how to improve /
upgrade deck and balcony safety.

The majority of crawlspace and basement seasonal water intrusion is the result of insufficient control of stormwater from
gutters or from landscape watering and/or a high groundwater table. The ground should be sloped to encourage water to
flow away from the foundation. Do not over-water landscaping along the sides of the building and choose plants that
require little to no watering. New construction is required to utilize native or non-invasive vegetation. We do not
evaluate the function, presence, need or compliance of exterior shading devices, which may be required in
accordance with California Energy Code. Consult with your local municipal building authority for specific requirements
regarding compliance with local water-efficient landscape ordinances (MWELO).

Detached structures, all patio covers and patio enclosures, fire pits, b.b.q's, play structures and retaining walls are
not inspected or operated by us - any such references are included as a courtesy only. Precast concrete bench,
fountain and birdbath-type items are not inspected by us, but often have heavy, balanced components that could tip over as
a hazard to children. Therefore, they should checked by interested parties and adequately secured or removed to prevent
injury.

DRIVEWAY:
TYPE & CONDITION:

Gravel.  The driveway is nicely constructed and is in good condition.

WALKWAY/S:
CONDITION:

Concrete.  The walkway is nicely constructed and in good condition.

SURFACE GRADING:
SITE:

Basically level site.

PATIO:
TYPE:

Concrete.

CONDITION:
The patio is nicely constructed and is in good condition.

DECK:
TYPE:

Balcony.  Wood with a sealant topcoat (left side of the home).

CONDITION:
Balcony materials are functioning as designed.  Viewing was restricted under this structure and so a full assessment was
not possible by our visual home inspection.
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GENERAL MAINTENANCE ADVICE
This list may help guide you in creating a safer and more worry-free home environment.

UPON TAKING OWNERSHIP:
1. Add deadbolts on exterior doors where missing. Check the function of all window locking hardware and fix as needed.

2. Learn how to operate the main service shutoffs for the electrical, plumbing and gas utilities. Create and share an action
plan in the event of a fire.

3. Improve all stair, deck, balcony and porch railings and handrails as needed.

4. Review your inspection reports for items that call for improvement or investigation.

5. Install rain caps and tight-fitting vermin screens on all chimney flues and foundation vents.

SPRING & FALL MAINTENANCE:
1. Check fire extinguishers and recharge as needed. Check function of smoke detectors.

2. Replace or clean furnace air filter/s.

3. Clean rain gutters and the discharge areas of downspouts.

4. Replace deteriorated grout / caulk at tub & shower enclosures. Check below all sinks for water leaks.

5. Trim vegetation to ensure it is not contacting the roof and siding. Clear dry brush to lessen danger from wildfire.

6. Eliminate any soil-to-siding contact around the perimeter of the home.

7. Test the overhead garage door opener auto-reverse functions.

.
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NOTICE TO THIRD PARTY

You may have received this report in order to help satisfy part of transfer disclosure obligations. This report is the property
of our client who contracted and paid for it and it is only intended to by relied on by that client. This inspection report was
produced with an agreement that limits its usefulness to the party who originally contracted with us. In addition, this
inspection report is valid for the time of the inspection only as conditions both inside and outside the house certainly
change and will not necessarily be reflected in this report. Use of this report by subsequent parties without an update may
not reflect site conditions at that time and a complete understanding may not be achieved.

If you like the quality of this report and wish to retain us to perform a consultation, we will be happy to work with you.

Thank you for your understanding,
Corey Folsom
www.commercialinspection.company
408.205.5915 (cell)

.
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