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23 Kennedy Park Road, Toronto
Inspection Report
Overall Condition: 
This is a solidly built double-brick home that has had a number of updates/renovations and is considered to be in better than average condition compared to similar homes in the area.  
Roofing, Flashings and Chimneys:

The sloped roof is surfaced with premium-grade asphalt shingles. The shingles are reportedly 2 years old and were found to be in good condition. The garage roof shingles appear to be the same age as those on the house and are in good condition. 
The metal bay window roofs are in good repair. 

The masonry chimney is in good condition. 

Inspection Methods and Limitations:  
-The roof was inspected with binoculars.   
Exterior:
The exterior brickwork is good repair. The original brick is good quality. 
The aluminum eavestroughs and downspouts are also in good condition. Most downspouts discharge above grade as required by City of Toronto bylaws (more information is available at www.toronto.ca/water). The northeast downspout discharges below grade – presumably into the house waste system. In this case, there is no good place to discharge the downspout above grade so an exemption could well be granted by the City. 
The garage is an older wood frame structure. The wood walls are at ground level and prone to rotting in the long term. As a result of past retaining wall movement (see notes below) the rear garage foundation has shifted and cracked. It is not known if this will be addressed at all along with the retaining wall repairs. Consult with the agent/owner for more information. The garage walls are no longer square and plumb – as a result, the garage door binds and won’t close fully. The garage siding is quite old and appears to be asbestos-cement. This siding often contains asbestos, but it is bound up in the concrete matrix and is not considered to be a health hazard if not disturbed. The driveway drain grate reportedly drains to a French drain (gravel-filled pit). 
There are several retaining walls at the north end of the backyard. There are two wooden retaining walls below the rear deck – one is newer and the other is older, but they appear to be holding up well enough. The much older and larger concrete retaining wall is leaning significantly and the concrete is deteriorating. While this is also true of many of the neighbour’s walls, it still needs to be inspected by a retaining wall/soils specialist. It is understood that the owner’s are in the process of investigating the retaining wall issues and possible remedial action. Consult with the agent and/or the owners to get more information on potential repair costs and proposed methods as this could be an expensive job. When these repairs are done, rotting wooden steps beyond the rear gate should be replaced at the same time. 
The rear deck is not new, but it is still considered to be in satisfactory condition. The side deck by the house does not have concrete frost footings, but rather concrete deck blocks. This can make it more prone to frost heaving. Fortunately, the sandy soil in the area doesn’t tend to heave as much as finer-grained soils like silt. 
Inspection Methods and Limitations:  
-Exterior inspection from ground level.

-Garage inspection very limited by storage.  

Structure:

The foundations support solid masonry (double brick) exterior walls. The roof framing is traditional stick framing with softwood plank (likely pine or spruce) roof sheathing. The house appears to be in good overall structural condition.

Inspection Methods and Limitations:  
-Walls were spotchecked only.

-98% of the interior foundation wall area was not visible due to finishes.

Electrical:

The house has a 200-amp electrical service with a circuit breaker panel. This service size is considered to be more than adequate.    

The house has been rewired to eliminate the original knob-and-tube wiring that was present. Without access to all of the interior wall and ceiling surfaces, it isn't possible to guarantee its absence, but no active knob-and-tube wiring was visible or found during spotchecks of various outlet and switch boxes. 
Inspection Methods and Limitations:  

-For safety reasons, the main disconnect switch cover was not opened and the main breaker was not operated.

-Concealed electrical components cannot be inspected.

Heating: 
The house is heated by a very good quality 90,000 BTU/hr (max) VIESSMANN tankless boiler. The unit was manufactured 7 years ago and reportedly installed 5 years ago. The boiler was found to be operable when run through a very brief off-season test. Because tankless boilers are relatively new, they don't yet have a statistical life expectancy. It is presumed that it will be in the neighbourhood of 20 years total.  
The basement is heated with radiators for the most part. The basement radiator piping is an Al-PEX material made by Rifeng. It is not known to have any reliability issues – unlike KITEC Al-PEX. The basement bathroom and 2nd floor bathroom have electric radiant floor heat that was found to be operable. 

Inspection Methods and Limitations:  

-The interior of the heat exchanger is not visible - typical.

-Safety devices not tested.

-Heat gain and heat loss calculations not done.

-The kitchen kickspace heater was not tested. 

-Although we have no reason to suspect that one is present, it should be noted that checking the premises for buried oil tanks is not included in the inspection or the Standards of Practice.

Air Conditioning:

Cooling is provided by an attic-mounted independent ducted cooling system. This is powered by a 24,000 BTU/hr outside condensing unit that is 3 years old. Typical total life expectancy is closer to 15 years. The unit was found to be operable at the time of the inspection. The A/C is intended primarily for the 2nd floor (where it is needed most). Main floor ducting is very limited, but it is suspected that this configuration will work quite well and the owner confirms this.

The A/C filter in the 2nd floor hall needs to be cleaned – maintenance item.

Insulation:

The attic is insulated with mineral wool, fibreglass and cellulose insulation to a level of about R-30. Current standards call for R-50 attic insulation. Given the amount of insulation present, it is suspected that adding more would not be particularly cost-efficient - the energy savings to capital cost ratio would be quite low except in the very long term. 
In general the masonry walls are uninsulated (this is typical for the age of the home as there is little available space provided between the exterior brick and the plaster). Further upgrading of wall insulation is not likely to be cost-effective, but it would be very worthwhile to eliminate drafts by weatherstripping and sealing where necessary. 

The basement walls were found to be well-insulated with mineral wool insulation.  

Inspection Methods and Limitations:  
-The attic access hatch is located inside a built-in wardrobe and is very difficult to access. As a result, it had to be viewed by remote camera - which has some inherent visibility limitations. 

-Walls were spotchecked only.

-Continuity of air/vapour barrier not verified.

-Although checking for asbestos (which may be present in many products and materials) is not included in the inspection or the Standards of Practice, the use of asbestos for various building components was extremely common when the house was built and for several decades afterwards – e.g. garage siding. No other obvious examples were noted though. 
Plumbing:

The incoming City supply pipe is upgraded copper where visible. Water pressure is considered to be good. Supply plumbing within the house is copper with some PEX plastic (not KITEC). 
The visible waste plumbing is a combination of ABS plastic (mostly) with some cast iron. Cast iron waste plumbing is currently an issue for some insurance companies (although their prejudice is not considered to be warranted in our opinion). There are still a number of insurance companies without this bias.
The water heater is a new rental electric unit.  
Inspection Methods and Limitations:  
-Concealed plumbing not inspected.

-Tub/sink overflows not tested.

-Isolating/relief valves and main shut-off valve not tested.

Interior:

-Interior finishes are in good overall condition. Some areas of original plaster do show some typical imperfections. Most of these can be addressed on a maintenance-related basis when painting. In the case of the master bedroom ceiling though, resurfacing underneath with a layer of drywall would be recommended. 
-The vast majority of the windows were replaced 2 years ago. The replacement units are good quality. 
-The living room fireplace appears to be in good condition, but the damper needs some adjustment. No chimney liner was noted. This is typical in older homes. Chimney liners are sometimes prescribed by "fireplace professionals" (because they are high-profit items), but they actually tend to reduce cross-sectional area of the flue and, therefore, the chimney draw. A fireplace flue liner is not required unless there are specific flue problems. Not much of the flue is visible, so it would be a good idea to have the flue inspected and cleaned by a WETT-certified technician prior to use. 

-The basement was found to be dry at the time of the inspection. No evidence of serious/unusual water infiltration issues was noted (either visually or found with a moisture meter). In general, basement dampness can be minimized by keeping eavestroughs and downspouts well maintained and preventing surface water accumulations near the house by promoting good drainage/grading next to the foundations. 
Inspection Methods and Limitations:  
-No comment made on cosmetic aspects of interior finishes.

-CO/smoke detectors, alarm systems and appliances not inspected. One smoke detector and one carbon monoxide detector are recommended for each floor of every home.  
-Furniture and storage in the basement restricted the inspection.
-No comment is offered on Fire Code/Retrofit compliance with respect to the basement apartment.   

-Drainage tile (if any) not visible.

-In all houses, moisture problems may result in visible or concealed mold growth. Environmental Consultants can assist if this is a concern as a mold inspection is a specialized environmental assessment beyond the scope of the inspection standards. 
Notes:

This is the inspection report for 23 Kennedy Park Road, Toronto – performed on September 12, 2016. For the purposes of this report, the front of the house is considered to be facing south.  The inspection was performed according to the standards of the Ontario Association of Home Inspectors – see Limitations and Conditions at www.yeatesinspect.com/lim&cond.htm.
Telephone consultation regarding this report is available free of charge – call 416-422-1571. Walkthroughs with the inspector can also be arranged at a typical cost of $150.
