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Able Property Inspections L Report #12051-01

Date: 5/12/2010 Time: 5:46 PM Report ID: 120510-01
Property: Customer: Real Estate Professional:
413 Northcliff Drive for Mr. Rob Davis Brent Short

West Vancouver, BC Westwood Property

Thank you for entrusting Able Property Inspections Ltd.  with this property inspection. We
understand that making a decision to purchase this property is an extremely important one
and our hope is to be able to make that buying decision a more informed one for you.
Please note that the very nature of a property inspection is somewhat negative as we are
highlighting deficiencies and problems on the property.

A property does not "Pass" or "Fail" an inspection, rather, we point out areas that may
require further attention, investigation or repair. The final buying decision is entirely yours.
This report can be a valuable tool in carrying out your final negotiations.

Please be aware that the inspector has your best interest in mind. There were deficiencies
found during the inspection and repairs to these will have associated costs. Any repair
items mentioned in this report should be considered before purchase. It is recommended
that only qualified contractors be used to carry out any repairs that are commented on in
this inspection report.

General repairs may be costly. Other problems may be present that were not able to be
detected at the time of the inspection.

Most deficiencies have a photograph. Some general views have also been included which
record the general layout of the property at the time of the inspection. All deficiencies are
listed in the summary section at the end of the rep ort.

Details of the typical scope of a property inspection are available on our website at
www.ablepropertyinspections.com. Please feel free to contact us should you have any
guestions.

Sincerely,

Lane du Toit, P. Eng.
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Comment Key or Definitions

The following definitions of comment descriptions represent this inspection report. All comments by the
inspector should be considered before purchasing this home. Any recommendations by the inspector
labeled "Repair or Attention Required" suggests a second opinion or further inspection by a qualified
contractor. All costs associated with further inspection fees and repair or replacement of item,
component or unit should be considered before you purchase the property.

Inspected (IN) = I visually observed the item, component or unit and if no other comments were made
then it appeared to be functioning as intended allowing for normal wear and tear.

Not Inspected (NI) = I did not inspect this item, component or unit and made no representations of
whether or not it was functioning as intended and will state a reason for not inspecting.

Not Present (NP) = This item, component or unit is not in this home or building.

Repair or Attention Required (RA) = The item, component or unit is not functioning as intended, or
needs further inspection or repair by a qualified contractor. Iltems, components or units that can be
repaired to satisfactory condition may not need replacement.

Age of building: Style of Building: Size of building:
21 Years Three storey wood framed 8800 Square Feet
Client Is Present: Weather: Temperature:
No - Realtor was representing client Cloudy 9 Centigrade

Rain in last 3 days:
Yes

413 Northcliff Drive Page5 of 67



Able Property Inspections L Report #12051-01

413 Northcliff Drive Page6 of 67



Able Property Inspections L Report #12051-01

1. Roofing ||

Skylight
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Styles & Materials

Roof Covering: Viewed roof covering from: Sky Light(s):
Cedar Ground Multiple
and from upstairs decks

Chimney (exterior):
Metal Flue Pipe

IN NI NP RA
1.0|ROOF COVERINGS X
1.1|FLASHINGS X
1.2|SKYLIGHTS, CHIMNEYS AND ROOF PENETRATIONS X
1.3|ROOF GUTTERS AND DRAINAGE SYSTEMS X
1.4|ATTIC X
1.5|GABLE END ROOF AND EAVE OVERHANGS X
IN NI NP RA

IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required
Comments:

113 (1) Rain Water Pipes empty onto the roof. This is a poor practice that will lead to excessive
roof wear. The rain water drains should be extended to drain into the lowest gutter.
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1.3 Picture 1

1.3 Picture 2 Extend outlet to nearest gutter
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1.3 Picture 3

(2) Rain water pipe is disconnected from outlet. Repair.

1.3 Picture 4 Rain water pipe is disconnected from outlet

(3) Rain water pipe is disconnected from outlet. Repair.
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1.3 Picture 5
1.5 Roof does not overhang the exterior roof perimeter walls. These exterior walls are not

protected against weathering. Excessive wear is to be expected and possible water ingress through
the exterior walls.
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1.5 Picture 1

1.5 Picture 2 Exposed walls
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2. Exterior ||
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Pool service record

Sump
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Drain

Styles & Materials

Report #12051-01

Siding Material: Exterior Entry Doors: Appurtenance:
Lapped cedar Glass Balcony
Concrete Stucco Wood Patio
Driveway:
Concrete

IN NI NP RA
2.0 |GRADING AND DRAINAGE X
2.1 |DRIVEWAY X
2.2 |DRIVEWAY GATE X

IN NI NP RA

413 Northcliff Drive
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IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required

Comments:

2.0 Rain water pipes drain onto deck.

2.0 Picture 1 Rain water pipes drain onto deck

2.1 Driveway is cracked. Repair required.

413 Northcliff Drive

IN NI NP RA
2.3 |WALL CLADDING, FLASHING AND TRIM X
2.4 |DOORS (Exterior) X
2.5 |WINDOWS X
2.6 |DECKS, BALCONIES, STEPS, PATIO COVER AND RAILINGS X
2.7 |VEGETATION AND YARD APPEARANCE X
2.8 |[WALKWAYS X
2.9 |EAVES, SOFFITS AND FASCIAS X
2.10|FENCES AND RAILINGS X
2.11|TREES NEAR BUILDING X
2.12|PARKING SPACE X
2.13|POOL OR WATER FEATURE X
2.14]|INSECTS X
2.15|PROPERTY LOCATION X

IN NI NP RA
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2.1 Picture 1

2.4 Glass doors are jammed closed.

2.4 Picture 1 Glass doors are jammed closed
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2.4 Picture 2

2.6 Cracked concrete step near front door.

2.6 Picture 1 Cracked step near front door

2.11 Trees near building will result in frequent roof and gutter cleaning being required.
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2.11 Picture 1

2.13 Corroded and leaking pool plumbing near boiler. Repair.
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2.13 Picture 1 Corroded leaking pool plumbing
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3. Garage

Styles & Materials

Garage Door Type:
Three automatic

IN NI NP RA
3.0|GARAGE CEILINGS/ROOF X
3.1|GARAGE WALLS (INCLUDING FIREWALL SEPARATION) X
3.2|GARAGE FLOOR X
3.3|GARAGE DOOR/GATE (S) X
3.4|0CCUPANT DOOR FROM GARAGE TO INSIDE BUILDING X
3.5|GARAGE DOOR/GATE OPERATORS X
3.6|PARKING SPACE X

IN NI NP RA

IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required
Comments:

3.2 The Garage floor is cracked in places. Monitor and repair if cracks increase in size.

3.2 Picture 1

3.5 (1) The garage doors do NOT reverse when met with resistance. Motor adjustment required to
stop the door when an obstruction is detected. This is a potentially life threatening hazard should a
small child get caught under the door.
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3.5 Picture 1 Adjust motor sensitivity

(2) Missing obstruction sensor to two of the doors. Install sensors. Safety issue.

3.5 Picture 2 Missing sensor
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4. Interior ||
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Storage
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Vacuum

Sauna tested OK
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Styles & Materials

Report #12051-01

Ceiling Materials: Wall Material: Interior Doors:
Drywall Drywall Hollow core
Floor Covering(s): Window Types: Cabinetry:
C_arpet Aluminum - Double glazed insulated Wood
-Lr!?ninated T&G
Countertop:
Granite

IN NI NP RA
4.0 |CEILINGS X
4.1 |WALLS X
4.2 |WALL TRIM X
4.3 |FLOORS X
4.4 |STEPS, STAIRWAYS, BALCONIES AND RAILINGS X
4.5 |COUNTERS AND A REPRESENTATIVE NUMBER OF CABINETS X
4.6 |DOORS X
4.7 |CLOSETS X
4.8 |WINDOW COVERINGS X
4.9 |CRAWLSPACE X
4.10|]CENTRAL VACUUM X
4.11|RODENT OR INSECT ISSUES X
4.12|FIRE EXTINGUISHERS X
4.13|STORAGE ROOM X

IN NI NP RA

413 Northcliff Drive
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IN NI NP RA
4.14|SMELLS X
IN NI NP RA

IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required
Comments:

4.3 Oak flooring is wearing under dining table. Floor Refinishing required.

4.9 (1) Small rough access to crawlspace area.

4.9 Picture 1 Small access to crawlspace area

(2) Water ingress through rock into crawlspace area. Better ventilation required in this area.

4.9 Picture 2 Water ingress through rock into crawlspace area
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4.9 Picture 3 Wet area in crawlspace

4.11 (1) Rodent evidence in attic.

4.11 Picture 1 Rodent evidence in attic
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(2) Rat traps in yard.

4.11 Picture 2 Rat trap

4.11 Picture 3 Rat trap

4.12 There is no sprinkler system installed. There should be fire extinguishers installed in the
house to improve fire safety.
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5. Structural Components

Roof structure
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Styles & Materials

Foundation: Method used to observe Crawlspace: Wall Structure:
Poured concrete From entry Wood
Columns: Roof Structure: Ceiling Structure:
Wood Engineered wood trusses 2X4
Roof-Type: Method used to observe attic:
Gable From entry

IN NI NP RA
5.0|FOUNDATIONS X
5.1|WALLS (Structural) X
5.2|COLUMNS OR PIERS X
5.3|FLOORS (Structural) X
5.4]ROOF STRUCTURE X
5.5|CEILINGS (Structural) X

IN NI NP RA

IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required
Comments:

5.2 Heavy load of pavers over pool roof. Support columns appear to have settled. Glass doors fro
pool to garden are jammed closed. Further investigation is required and repair to glass doors.
Settlement due to patio loading may not have stopped.
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5.2 Picture 1

5.2 Picture 2 Glass doors are jammed closed
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5.2 Picture 3 Jammed glass doors

5.2 Picture 4 Heavy load on these columns

413 Northcliff Drive Page35 of 67



Able Property Inspections L Report #12051-01

5.2 Picture 5

5.2 Picture 6 Doors are jammed closed
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5.2 Picture 7 Heavy load

5.2 Picture 8
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6. Plumbing System
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Water filter system

Water pressure at 70 PSI
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Hot water distribution manifold

Boiler

413 Northcliff Drive Page40 of 67



Able Property Inspections L Report #12051-01

Laundry
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Gas meter

Styles & Materials

Report #12051-01

Water Source: Plumbing Water Supply (into Plumbing Water Distribution (inside
Public building): building):
Copper Copper
POLY

Plumbing Waste: Water Heater Power Source: Water Heater Capacity:
ABS Gas 80 Gallon
Age of Water
Heater:
21 Years - REPLACE
TANK

IN NI NP RA
6.0 |PLUMBING WATER SUPPLY AND DISTRIBUTION SYSTEMS AND FIXTURES |X
6.1 |PLUMBING DRAIN, WASTE AND VENT SYSTEMS X
6.2 |[HOT WATER SYSTEMS, CONTROLS, CHIMNEYS, FLUES AND VENTS X
6.3 |WATER HEATER STRAPPING X
6.4 |TEMPERATURE PRESSURE RELIEF VALVE DRAIN X
6.5 |[WATER HEATER DRIP PAN X
6.6 |FLOOR DRAIN NEAR WATER HEATER X
6.7 |TOILETS X
6.8 |SHOWERS X
6.9 |BATHS X
6.10|BATHROOM HAND BASINS X
6.11|KITCHEN SINK X

IN NI NP RA

413 Northcliff Drive
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IN NI NP RA
6.12|LAUNDRY EQUIPMENT X
6.13|SUMP PUMP X
6.14|EXTERIOR OUTLETS X
6.15|HOT TUB X
6.16|FIRE MAIN < | x
6.17|BIDET X
6.18|GAS PLUMBING X

IN NI NP RA

IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required
Comments:

6.1 Pump piping is leaking in crawlspace area. Further investigation and repair required.

6.1 Picture 1 Pump piping is leaking in crawlspace area

6.3 The water heater does not have seismic strapping installed. Even minor earthquakes can
cause the gas and water lines to break. Hot water tank should be strapped.

6.5 There is no drip pan installed under the hot water storage tank.

Tank base is rusting. Tank is dated 1989 - Replacement advised ASAP.
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6.5 Picture 1 Tank base is rusting

6.5 Picture 2 Rust on tank

6.7 Three toilets are loose. Repairs may involve re-setting the toilet on a new wax seal. |
recommend a qualified licensed plumber repair or correct as needed.

6.7 Picture 1 Three toilets are loose
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6.7 Picture 2 Loose toilet

6.7 Picture 3 Loose toilets

6.9 (1) Bath plug lever is loose. Repair.
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6.9 Picture 1 bath plug lever is loose

(2) Plug lever is disconnected in both small baths. Repair.

6.9 Picture 2 Plug lever is disconnected
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6.9 Picture 3

6.9 Picture 4

6.15 Hot tub pump is NOT working. Repair.
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6.15 Picture 1

6.15 Picture 2

6.16 There is no fire main installed. Extra precaution required. Install extinguishers and working,
hardwired smoke detectors. Test these regularly.
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7. Electrical System

Panel in pool room

Meter
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Styles & Materials

Electrical Service Conductors: Panel capacity:
Below ground 200 AMP

Branch wire 15 and 20 AMP:
Copper

Report #12051-01

Panel Type:
Circuit breakers

IN NI NP RA

7.0

SERVICE ENTRANCE CONDUCTORS

X

7.1

METER BASE

7.2

MAIN AND DISTRIBUTION PANELS

7.3

BREAKERS

7.4

WIRING

7.5

BRANCH CIRCUIT WIRING

7.6

ELECTRICAL OUTLETS

7.7

SWITCHES

7.8

LIGHT FIXTURES

7.9

POLARITY AND GROUNDING OF RECEPTACLES

XIXIX]IX]IX]|X]|X]|X]|X

7.10

OPERATION OF GROUND FAULT CIRCUIT INTERRUPTERS (GFCI)

7.11

SMOKE DETECTORS

7.12

CARBON MONOXIDE DETECTORS

7.13

COVER PLATES

7.14

ALARM

7.15

INTERCOM

X

7.16

DOOR BELL

X

IN NI NP RA

IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required
Comments:

7.10 Both GFCI's on main panel are not working. Qualified electrician required to correct this.

413 Northcliff Drive
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7.10 Picture 1 GFCI's are not working

7.12 There is no carbon monoxide detector. It is recommended that one be installed according to
the manufacturer's instructions.

7.14 An alarm is installed but was not tested. This may be connected to a monitoring company.
Further investigation recommended.

7.14 Picture 1
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8. Heating and Cooling System

Report #12051-01

Boiler room

Styles & Materials
Energy Source:

Heat source:

Heat System Brand:

Gas Circulating boiler RAYPAK
Types of Fireplaces: Operable Fireplaces: Thermostat:
Gas Two Analog
IN NI NP RA
8.0 |FURNACE ROOM X
8.1 |GAS METER X
IN NI NP RA

413 Northcliff Drive
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IN NI NP RA
8.2 |HEATING EQUIPMENT X
8.3 |[NORMAL OPERATING CONTROLS - THERMOSTAT X
8.4 |SAFETY CONTROLS X
8.5 |PRESENCE OF INSTALLED HEAT SOURCE IN EACH ROOM X
8.6 |CHIMNEYS, FLUES AND VENTS (for fireplaces, gas water heaters or heat
systems) X
8.7 |WOOD BURNING FIREPLACE X
8.8 |GAS FIREPLACE X
8.9 |ELECTRIC HEATERS X
8.10|GAS PIPING X
IN NI NP RA

IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required
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9. Insulation and Ventilation

Fresh air system

Styles & Materials

Attic Insulation: Ventilation: Dryer Power Source:
Blown Vents in roof 220 Volt Electric
Dryer Vent:

Flexible Metal

IN NI NP RA
9.0|INSULATION IN ATTIC X
9.1|INSULATION TO ATTIC ACCESS HATCH X
9.2|VENTILATION OF ATTIC AND CRAWLSPACE X
9.3|BATHROOM VENT X

9.4|DRYER VENT DUCTING X
9.5|INSULATION TO EXTERIOR WALLS X
9.6|FRESH AIR INTAKE X
9.7|KITCHEN VENT X
X
X
N

9.8|DOOR INSULATION
9.9|CENTRAL VENTING

IN NI NP RA
IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required

Comments:

9.0 (1) Missing insulation in attic in various areas. Insulation has been disturbed. Repair. (Tested
with Thermal Imaging Camera.)
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9.0 Picture 1 Missing insulation in attic here

9.0 Picture 2
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9.0 Picture 3

9.0 Picture 4 gas plumbing in roof

(2) Disturbed insulation in attic. Repair.
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9.0 Picture 5 Disturbed insulation in attic

9.1 No insulation installed over both attic access hatches. Install insulation.

9.1 Picture 1 No insulation over this hatch
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9.1 Picture 2 No insulation over hatch

9.1 Picture 3 No insulation over garage access hatch

9.3 Humidity control is not working. Repair.
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9.3 Picture 1 Humidity control not working
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10. Kitchen Appliances

Report #12051-01

Styles & Materials

Exhaust/Range hood:

VENTED

IN NI NP RA
10.0|DISHWASHER X

IN NI NP RA

413 Northcliff Drive
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IN NI NP RA
10.1|RANGES/OVENS/COOKTOPS X
10.2|RANGE HOOD/VENT X
10.3|TRASH COMPACTOR X
10.4|GARBURATOR X
10.5|FRIDGE X
IN NI NP RA

IN=Inspected, NI=Not Inspected, NP=Not Present, RA=Repair or Attention Required
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General Summary

Able Property Inspections Ltd.

604-987-5854

Customer
for Mr. Rob Davis

Property Address
413 Northcliff Drive
West Vancouver, BC

The following items or discoveries indicate that these systems or components do not function as
intended or warrants further investigation by a specialist, or requires subsequent observation. This
summary shall not contain recommendations for routine upkeep of a system or component to keep it in
proper functioning condition or recommendations to upgrade or enhance the function or efficiency of
the building. This summary section is not the entire report. The complete report may include additional
information of concern to the customer.

1. Roofing

1.3 ROOF GUTTERS AND DRAINAGE SYSTEMS
Repair or Attention Required

(1) Rain Water Pipes empty onto the roof. This is a poor practice that will lead to excessive roof
wear. The rain water drains should be extended to drain into the lowest gutter.

(2) Rain water pipe is disconnected from outlet. Repair.
1.5 GABLE END ROOF AND EAVE OVERHANGS
Repair or Attention Required

Roof does not overhang the exterior roof perimeter walls. These exterior walls are not protected
against weathering. Excessive wear is to be expected and possible water ingress through the
exterior walls.

2. Exterior
2.0 GRADING AND DRAINAGE

Repair or Attention Required

Rain water pipes drain onto deck.
2.1 DRIVEWAY

Repair or Attention Required

Driveway is cracked. Repair required.
2.4 DOORS (Exterior)

Repair or Attention Required

Glass doors are jammed closed.
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2.6 DECKS, BALCONIES, STEPS, PATIO COVER AND RAILINGS

Repair or Attention Required

Cracked concrete step near front door.
2.11 TREES NEAR BUILDING

Repair or Attention Required

Trees near building will result in frequent roof and gutter cleaning being required.
2.13 POOL OR WATER FEATURE

Repair or Attention Required

Corroded and leaking pool plumbing near boiler. Repair.

3. Garage
3.2 GARAGE FLOOR

Repair or Attention Required

The Garage floor is cracked in places. Monitor and repair if cracks increase in size.
3.5 GARAGE DOOR/GATE OPERATORS

Repair or Attention Required

(1) The garage doors do NOT reverse when met with resistance. Motor adjustment required to
stop the door when an obstruction is detected. This is a potentially life threatening hazard should
a small child get caught under the door.

(2) Missing obstruction sensor to two of the doors. Install sensors. Safety issue.

4. Interior
4.3 FLOORS

Repair or Attention Required

Oak flooring is wearing under dining table. Floor Refinishing required.
4.9 CRAWLSPACE

Repair or Attention Required

(1) Small rough access to crawlspace area.

(2) Water ingress through rock into crawlspace area. Better ventilation required in this area.
4.11 RODENT OR INSECT ISSUES

Repair or Attention Required

(1) Rodent evidence in attic.
4.12 FIRE EXTINGUISHERS

Repair or Attention Required

There is no sprinkler system installed. There should be fire extinguishers installed in the house to
improve fire safety.

5. Structural Components
5.2 COLUMNS OR PIERS
Repair or Attention Required

Heavy load of pavers over pool roof. Support columns appear to have settled. Glass doors fro
pool to garden are jammed closed. Further investigation is required and repair to glass doors.
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Settlement due to patio loading may not have stopped.

6. Plumbing System
6.1 PLUMBING DRAIN, WASTE AND VENT SYSTEMS

Repair or Attention Required

Pump piping is leaking in crawlspace area. Further investigation and repair required.
6.3 WATER HEATER STRAPPING

Repair or Attention Required

The water heater does not have seismic strapping installed. Even minor earthquakes can cause
the gas and water lines to break. Hot water tank should be strapped.

6.5 WATER HEATER DRIP PAN
Repair or Attention Required
There is no drip pan installed under the hot water storage tank.

Tank base is rusting. Tank is dated 1989 - Replacement advised ASAP.
6.7 TOILETS
Repair or Attention Required

Three toilets are loose. Repairs may involve re-setting the toilet on a new wax seal. | recommend
a qualified licensed plumber repair or correct as needed.

6.9 BATHS

Repair or Attention Required

(1) Bath plug lever is loose. Repair.

(2) Plug lever is disconnected in both small baths. Repair.
6.15 HOT TuB

Repair or Attention Required

Hot tub pump is NOT working. Repair.
6.16 FIRE MAIN

Not Present, Repair or Attention Required

There is no fire main installed. Extra precaution required. Install extinguishers and working,
hardwired smoke detectors. Test these regularly.

7. Electrical System
7.10 OPERATION OF GROUND FAULT CIRCUIT INTERRUPTERS (GFCI)

Repair or Attention Required

Both GFCI's on main panel are not working. Qualified electrician required to correct this.
7.12 CARBON MONOXIDE DETECTORS

Repair or Attention Required

There is no carbon monoxide detector. It is recommended that one be installed according to the
manufacturer's instructions.

7.14 ALARM
Repair or Attention Required

An alarm is installed but was not tested. This may be connected to a monitoring company.
Further investigation recommended.
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9. Insulation and Ventilation
9.0 INSULATION IN ATTIC
Repair or Attention Required

(1) Missing insulation in attic in various areas. Insulation has been disturbed. Repair. (Tested
with Thermal Imaging Camera.)

9.1 INSULATION TO ATTIC ACCESS HATCH

Repair or Attention Required

No insulation installed over both attic access hatches. Install insulation.
9.3 BATHROOM VENT

Repair or Attention Required

Humidity control is not working. Repair.

This report is provided for the specific benefit of our client, secondary readers of this information should
hire an inspector to perform an inspection to meet their specific needs and to obtain current information
concerning this property.
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Able Property Inspections Ltd. Inspection Date: 5/12/2010
604-987-5854 Report ID: 120510-01
Inspected By: Lane du Toit - P.Eng.

|Customer Info: ||Inspection Property: |

for Mr. Rob Davis 413 Northcliff Drive
West Vancouver, BC

Customer's Real Estate Professional:
Brent Short
Westwood Property

Inspection Fee:

Service Price Amount  Sub-Total
Three story House with Pool 895.00 1 895.00
Tax $44.75

Total Price $ 939.75

Payment Method: Cheque
Payment Status: Paid At Time Of Inspection - GST # R873271845
Note:
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Inspection Agreement

This inspection was performed in accordance with and under the terms of a Pre-Inspection
Agreement. The agreement was signed and agreed upon before the preparation of this report
and a signed copy of the agreement is available upon request.
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