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SUMMARY

Note: For the purpose of this report the building is considered to be facing North.

Scope of Inspection:
I have performed an inspection of the Property in accordance with the attached Applied Science
Technologists and Technicians of British Columbia Property Inspectors (ASTTBC PI) Standards of lnspection
approved by the Applied Science Technologists and Technicians of British Columbia.

The Inspection was limited to a visual inspection performed by direct observation of existing conditions
reasonably apparent at the time of inspection in accordance with the Standards of Inspection and Scope of
Inspection.

The following is a summary of the "Report of the Inspection" which outlines potentially significant issues from a cost or
safety standpoint. This section is provided as a courtesy and cannot be considered a substitute for reading the entire
report. Please read the complete document.

Priority Maintenance Items

Roofing

General
This modified bitumen roofing is most likely the second roof this building has had since it was built in the 1980's. It is

nearing the end of its' useful life and should be replaced soon. Being subjected to many years of sunlight without a UV
protective coating has cracked the membrane in several locations. There has been extensive patch work all over the
roof. The flashings will need to be replaced when the roof is replaced as they are very rusted.

Exterior

General
The exterior of the building hasn't been cleaned for a while. Because of the marine environment here in Port Hardy

excessive organic growth has built up on the siding, decks and many other surfaces. Some of the building materials
could deteriorate due to the trapped moisture. The building needs to be cleaned and exposed wood painted or sealed to
protect it.

Structure

General
The block walls have been subject to years of exposure to the weather. They have suffered from many wet-freeze cycles

causing spalling. The deteriorated masonry poses a structural and possibly a safety hazard. It should be reviewed by a
qualified stone mason to see if it is structurally sound. It may just need repointing, re-sealing (paint) and ensuring that
adequate weep holes exist.
Some outer deck framing was spongy and may need replacing soon. The guard rail pickets should be checked out by a
carpenter to ensure they are adequately attached.
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SUMMARY

Electrical

General
During the inspection it was raining outside. The electrical room had a steady flow of water running underneath the main

cabinets causing the the metal cabinets to rust along the bottom. The water flowed into the room adjacent where a sump
pump was set up to extract the water.
The perimeter drainage beside these panels needs to be looked at to see what is wrong. A drainage company should be
brought in to review the performance of the perimeter drainage and figure out where the water is coming from and how to
stop it. They could send a video camera down the drainage lines to look for problems like blockages.
Once the water ingress has been stopped a certified electrical professional should be brought in to assess these cabinets
for safety.

Plumbing

General
This building has separate water heaters in each unit. There are too many installation errors and omissions regarding

these water tanks to list separately. The amateurish work leads me to believe that the installations were performed by
unqualified installers. There are many safety and flood hazards that need to be rectified as soon as possible. A qualified
plumber should be brought in to review and bring each tank up to code. The higher than usual pressure should be
reduced by installing a pressure regulator right after the main shutoff valve.

Interior

General
Some of the windows showed signs of excessive condensation which appeared to be coming from the interior of the

units. The cause is usually high humidity in the suites in conjunction with lack of heat and ventilation to the windows (ie.
heavy curtains blocking air flow and preventing heat from reaching the glass). The moisture is causing condensation on
the window frames which is running down and puddling on the window sills. The sills are starting to deteriorate and may
need to be replaced. As this was only a visual inspection I could not tell if the wall framing below the sills were affected
by the water. If a sill is getting replaced the studs should be checked while the framing is visible.
The window frames showed signs of organic matter building up and should be cleaned up with chlorine/bleach and water
solution to prevent re-occurrence.

This concludes the Summary section.

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

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

Home Improvement - ballpark costs
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ROOFING

Description

Flat roofing material:
Modified bitumen

The flat roof material appears to be a modified bitumen roll roofing.

Probability of leakage: High

Recommendations

General
1. This modified bitumen roofing is most likely the second roof this building has had since it was built in the 1980's. It is
nearing the end of its' useful life and should be replaced soon. Being subjected to many years of sunlight without a UV
protective coating has cracked the membrane in several locations. There has been extensive patch work all over the
roof. The flashings will need to be replaced when the roof is replaced as they are very rusted.

FLAT ROOFING \ Modified bitumen
2. Condition: Near end of life expectancy
Implication(s): Chance of water damage to contents, finishes and/or structure

3. Condition: Cracked
Implication(s): Chance of water damage to contents, finishes and/or structure

1. Surface cracks, splitting 2. Surface cracks, splitting

4. Condition: Patched
Implication(s): Chance of water damage to contents, finishes and/or structure
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ROOFING

3. Patched

5. Condition: No UV protection (paint, granules, etc.)
Implication(s): Chance of water damage to contents, finishes and/or structure
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ROOFING

4. No UV Protection

6. Condition: Ponding
Implication(s): Chance of water damage to contents, finishes and/or structure | Chance of movement
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ROOFING

5. Ponding

6. Ponding

FLAT ROOF FLASHINGS \ Wear or damage
7. Condition: Rust
Implication(s): Chance of water damage to contents, finishes and/or structure

7. Rust 8. Rust

7225 Highview Rd, Port Hardy, BC     March 14, 2016

Providing a great home inspection for every client every time.

Report No. 1013, v.5

Page 6 of 30

SUMMARY ROOFING EXTERIOR STRUCTURE ELECTRICAL HEATING PLUMBING INTERIOR REFERENCE

https://www.discoverhorizon.com/hrb/article.aspx?ASKID=40&DROPDOWN=5130


EXTERIOR

Description

Gutter & downspout material:
Aluminum

9. Aluminum

Plastic

10. Plastic
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EXTERIOR

Gutter & downspout type: Integral/built-in

Gutter & downspout discharge:
Below grade

11. Below grade 12. Below grade

Lot slope:
Away from building

13. Away from building

Towards building
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EXTERIOR

14. Towards building

Wall surfaces - masonry:
Block

15. Block

Wall surfaces and trim:
Metal siding
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EXTERIOR

16. Metal siding

Driveway:
Asphalt

17. Asphalt

Walkway:
Concrete
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EXTERIOR

18. Concrete

Exterior steps: Concrete

Balcony:
Wood

19. Wood

Patio: Concrete

Fence: Wood
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EXTERIOR

Recommendations

General
8. The exterior of the building hasn't been cleaned for a while. Because of the marine environment here in Port Hardy
excessive organic growth has built up on the siding, decks and many other surfaces. Some of the building materials
could deteriorate due to the trapped moisture. The building needs to be cleaned and exposed wood painted or sealed to
protect it.

WALLS \ Metal siding
9. Condition: Discolored
Implication(s): Cosmetic defects

20. Discolored 21. Metal siding

22. Discolored
23. Discolored
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EXTERIOR

WALLS \ Brick, stone and concrete
10. Condition: Masonry deterioration
Implication(s): Weakened structure | Chance of structural movement

24. Missing, ineffective weep holes or flashings 25. Masonry deterioration

EXTERIOR GLASS \ Glass (glazing)
11. Condition: Excess condensation
Implication(s): Chance of damage to finishes and structure

26. Excess condensation

LANDSCAPING \ Walkway
12. Condition: Uneven (trip hazard)
Implication(s): Physical injury
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EXTERIOR

27. Uneven (trip hazard)

LANDSCAPING \ General
13. Condition: Siding too close to grade
Implication(s): Chance of water entering building | Weakened structure | Rot | Insect damage
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EXTERIOR

28. Siding too close to grade
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STRUCTURE

Description

Configuration: Slab-on-grade

Foundation material: Poured concrete

Floor construction: Joists

Exterior wall construction: Wood frame Masonry

Roof and ceiling framing: Not visible

Party walls: Masonry

Recommendations

General
14. The block walls have been subject to years of exposure to the weather. They have suffered from many wet-freeze
cycles causing spalling. The deteriorated masonry poses a structural and possibly a safety hazard. It should be reviewed
by a qualified stone mason to see if it is structurally sound. It may just need repointing, re-sealing (paint) and ensuring
that adequate weep holes exist.
Some outer deck framing was spongy and may need replacing soon. The guard rail pickets should be checked out by a
carpenter to ensure they are adequately attached.

WALLS \ Solid masonry walls
15. Condition: Masonry deteriorating
Implication(s): Weakened structure | Chance of structural movement

29. Masonry deterioration

16. Condition: Efflorescence
Implication(s): Cosmetic defects | Weakened structure
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https://www.discoverhorizon.com/hrb/article.aspx?ASKID=456&DROPDOWN=1494


STRUCTURE

17. Condition: Mortar deteriorating
Implication(s): Weakened structure | Chance of structural movement

30. Masonry deterioration
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ELECTRICAL

Description

Service entrance cable and location: Underground copper

Service size: 400 Amps (240 Volts)

Main disconnect/service box rating: 400 Amps

Main disconnect/service box type and location: Breakers - utility room

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

Recommendations

General
18. During the inspection it was raining outside. The electrical room had a steady flow of water running underneath the
main cabinets causing the the metal cabinets to rust along the bottom. The water flowed into the room adjacent where a
sump pump was set up to extract the water.
The perimeter drainage beside these panels needs to be looked at to see what is wrong. A drainage company should be
brought in to review the performance of the perimeter drainage and figure out where the water is coming from and how to
stop it. They could send a video camera down the drainage lines to look for problems like blockages.
Once the water ingress has been stopped a certified electrical professional should be brought in to assess these cabinets
for safety.

31. 

32. 

DISTRIBUTION SYSTEM \ Wiring - damaged or exposed
19. Condition: Exposed on walls or ceilings
Implication(s): Electric shock
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https://www.discoverhorizon.com/hrb/article.aspx?ASKID=504&DROPDOWN=1680


ELECTRICAL

33. Exposed on walls or ceilings

34. Exposed on walls or ceilings

35. Exposed on walls or ceilings 36. Exposed on walls or ceilings
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HEATING

Description

General: Each unit has individual baseboard heaters with zone controls. They seem to be performing as they should.

Fuel/energy source:
Electricity

Baseboards in each unit.

System type: Electric baseboard heaters

Approximate age: 36 years
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PLUMBING

Description

Water supply source:
Public

37. Public

Service piping into building: Copper

Supply piping in building: Copper

Main water shut off valve at the: Utility room

Water flow and pressure: Above average

Water heater fuel/energy source:
Electric

In each unit -

Recommendations

General
20. This building has separate water heaters in each unit. There are too many installation errors and omissions
regarding these water tanks to list separately. The amateurish work leads me to believe that the installations were
performed by unqualified installers. There are many safety and flood hazards that need to be rectified as soon as
possible. A qualified plumber should be brought in to review and bring each tank up to code. The higher than usual
pressure should be reduced by installing a pressure regulator right after the main shutoff valve.

SUPPLY PLUMBING \ Pressure regulator
21. Condition: Required due to high supply water presssure
There is no visible pressure regulator in the utility room. The water pressure was over 100psi  and should be reduced to
prevent possible leaks.
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https://www.discoverhorizon.com/hrb/HHRB.aspx?id=1858&DROPDOWN=786
https://www.discoverhorizon.com/hrb/HHRB.aspx?id=1907&DROPDOWN=787
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https://www.discoverhorizon.com/hrb/article.aspx?ASKID=2581&DROPDOWN=6631


PLUMBING

Implication(s): Chance of damage to contents, finishes and/or structure | Damage to equipment
Task: Improve

38. Typical for neighborhood

39. Required due to high supply water presssure

22. Condition: Static water pressure should not exceed 80 psi
Implication(s): Chance of water damage to contents, finishes and/or structure | Damage to equipment

WATER HEATER \ Tank
23. Condition: Wobbly or not stable
This tank in the laundry room needs to be seismically restrained.
Implication(s): Damage to equipment | No hot water
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PLUMBING

40. Wobbly or not stable

24. Condition: Safety pan and drain defect
Implication(s): Chance of water damage to contents, finishes and/or structure | Damage to equipment

WATER HEATER \ Temperature/pressure relief valve
25. Condition: Water Heater missing vacume relief valve.
Implication(s):  The tank may be crushed from vacuum if Water Main is shut off and a valve opened.

26. Condition: Discharge tube too short
Implication(s): Scalding
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PLUMBING

41. Discharge tube too short

27. Condition: Missing temperature protection
Implication(s): Steam explosion

WATER HEATER \ Isolating valve/Cold water shut-off valve
28. Condition: Missing
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PLUMBING

Implication(s): Increased maintenance costs

FIXTURES AND FAUCETS \ Hose bib or bibb
29. Condition: Leak or drip
Implication(s): Chance of water damage to contents, finishes and/or structure
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PLUMBING

42. Leak or drip
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INTERIOR

Recommendations

General
30. Some of the windows showed signs of excessive condensation which appeared to be coming from the interior of the
units. The cause is usually high humidity in the suites in conjunction with lack of heat and ventilation to the windows (ie.
heavy curtains blocking air flow and preventing heat from reaching the glass). The moisture is causing condensation on
the window frames which is running down and puddling on the window sills. The sills are starting to deteriorate and may
need to be replaced. As this was only a visual inspection I could not tell if the wall framing below the sills were affected
by the water. If a sill is getting replaced the studs should be checked while the framing is visible.
The window frames showed signs of organic matter building up and should be cleaned up with chlorine/bleach and water
solution to prevent re-occurrence.

WINDOWS \ Glass (glazing)
31. Condition: Excess condensation
Implication(s): Chance of condensation damage to finishes and/or structure
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INTERIOR

43. Excess condensation

APPLIANCES \ Washing machine
32. Condition: Inoperative
Two machines out of service.
Implication(s): Equipment inoperative

44. Inoperative

APPLIANCES \ Dryer
33. Condition: Dryer vent material not smooth wall
Implication(s): Equipment ineffective | Fire hazard
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INTERIOR

45. Dryer vent material not smooth wall

34. Condition: Screen on vent termination
Dryer vents stuck open. Entry point for vermin.
Implication(s): Equipment ineffective | Fire hazard

46. Screen on vent termination

END OF REPORT
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REFERENCE LIBRARY

The links below connect you to a series of documents that will help you understand your home and how it works. These
are in addition to links attached to specific items in the report.

Click on any link to read about that system.

01. ROOFING, FLASHINGS AND CHIMNEYS

02. EXTERIOR

03. STRUCTURE

04. ELECTRICAL

05. HEATING

06. COOLING/HEAT PUMPS

07. INSULATION

08. PLUMBING

09. INTERIOR

10. APPLIANCES

11. LIFE CYCLES AND COSTS

12. SUPPLEMENTARY

Asbestos

Radon

Urea Formaldehyde Foam Insulation (UFFI)

Lead

Carbon Monoxide

Mold

Household Pests

Termites and Carpenter Ants

13. HOME SET-UP AND MAINTENANCE

14. MORE ABOUT HOME INSPECTIONS
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SUMMARY ROOFING EXTERIOR STRUCTURE ELECTRICAL HEATING PLUMBING INTERIOR REFERENCE

https://hcloud.blob.core.windows.net/hrbpdfs/HRB_1_Roofing_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_2_Exterior_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_3_Structure_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_4_Electrical_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_5_Heating_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_6_Cooling_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_7_Insulation_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_8_Plumbing_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_9_Interior_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_10_Appliances_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_11_Life_Cycles_2013.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_12_Supplementary_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_13_Maintenance_2011.pdf
https://hcloud.blob.core.windows.net/hrbpdfs/HRB_14_Appendix_A_2011.pdf

























