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4765 Frieda Drive 
inspection performed for James Orso 

on the day of this inspection, 10 November 
2022, the weather was clear. There had been 
substantial rain several days before. 
present was James Orso and dan jordinelli. 

interior  summary:   

 this approximately 1790 square foot one 
story with a two room and half bath below, 
single family residence originally built in 
about 1941 appears to be  well  constructed 
for its time. the foundation is a raised, 
concrete perimeter and posts and pier type. 
which appeared to be mostly plumb and level.  
(See note under basement area) the house 
was bolted to the foundation as typical when 
built.  the  floors and doorways appeared to 
be mostly plumb and level.  the windows 
throughout appeared to be good quality 
double pained replacement windows.  the 
walls and ceilings appeared to be in 
generally good condition with settlement 
plaster cracks in a number of rooms.  
the plumbing  appeared to be  upgraded 
copper and appeared to be in good condition 
with no active leaks in nor under the house 
at the time of inspection. the  water pressure 
throughout was good. 
page one of twelve 



4765 Frieda Drive  

interior  summary, continued: 

   the electrical panel appeared to be 
adequate for the house size, with a mixture 
of  romex (sheathed cable), aluminum and 
steel flex. There were a few electrical 
issues. (see notes under “electrical”).  smoke 
detectors were installed throughout the 
house and some appeared to be functional.       
the roof appeared to be in serviceable 
condition from the ground level. (inspector 
does not walk roofs.) see notes under “roof” 

 Kitchen and dining room: 
  
the water pressure in the kitchen was good.  
the cabinets appeared to be in generally 
good condition, the appliances appeared to 
be in good condition and working.  the 
kitchen counters were a granite type and in 
good condition.  the electrical outlet to the 
right of the sink was a g.f.i.c. required 
protected outlets. The outlet on the left of 
the sink was not.   There was a drop ceiling in 
this kitchen and the plaster ceiling above 
was not inspected. There was an opening 
where the above stove exhaust vent meets 
the ceiling. This could be a potential rodent 
intrusion issue. 
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4765 Frieda Drive 

Kitchen and dining room, continued:  

The sliding glass door and screen leading 
onto the deck needed its track cleaned and 
lubricated. 

Laundry room and pantry 

The water pressure in the laundry room 
appeared to be good with no active leaks 
under the sink.  There was what appeared to 
be some previous water damage behind the 
washer / dryer area but the moisture meter 
showed no moisture present.  There was some 
plaster cracking observed.  The electrical 
outlet near the sink was a functional GFCI 
required type. The floor on the west side 
appeared to have a slight slope. (See notes 
under basement / crawl space). There is a 
disused water heater vent in the ceiling, 
likely to contain asbestos.  This does not 
present a hazard as long as it is not 
disturbed, and if it is removed, it should be 
removed by a qualified and certified asbestos 
contractor. 
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4765 Frieda Drive 

Bedrooms and bathroom and hallway: 

Smoke detectors in bedrooms and adjacent 
hall were installed and functional. 
Electrical outlets were all grounded and 
gfci outlet was installed and functional in 
the bathroom. The water pressure in this 
bathroom was good with no active leaks. The 
toilet was a low flow type.  The older type 
floor heater in the hallway has been 
converted to a return air intake with the 
newer hvac unit. The floors and door jambs 
appeared to be level. 

DEN 

There appeared to be two electrical outlets 
on the north Wall which tested as an open 
ground.  The other outlets in the room 
appeared to be properly grounded. The 
fireplace had a gas log set which apparently 
was not used much according to the owner.  
The walls and ceiling were a wood paneling 
that appeared to be in good condition. The 
floor and door jambs appeared to be level.  
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4765 Frieda Drive 

LIVINGROOM 

The fireplace in the living room was a wood 
burning type with gas log lighter available.  
It had not been used for many years 
according to the owner and it had a fictional 
flue damper.  There appeared to be a spark 
arrestor on the top of the chimney. The 
chimney appeared to have been rebuilt from 
the throat up and appeared to have been 
braced.   It is recommended that the chimney 
be cleaned and properly inspected before 
use.  The electrical outlets all appeared to 
be grounded and the floor and door jambs 
appeared to be level.   

Basement rooms and crawl space 

The spray-on ceiling appeared to be a 
cementous type which may or may not contain 
asbestos, however it is stable and as long as 
it is not disturbed, it presents no hazard.  The 
vinyl tile however is likely to contain 
asbestos due to its age.  Again, as long as it 
remains undisturbed, it presents no 
immediate hazard. The ceiling in the 
frontmost room appears to be an acoustical 
square celotex type.  
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4765 Frieda Drive 

Basement rooms and crawl space, continued: 

The inner most wall showed high moisture 
content, although there was no evidence of 
water intrusion into the room. The door to 
the exterior appears to be an interior type 
door and should be an exterior type door.  
The electrical outlet in this bathroom was a 
functional gfci required type.  The water 
pressure was good with no active leaks at 
the time of inspection.  There appeared to be 
some plaster cracking and some tile 
cracking in the stall shower.  The toilet was 
a low flow type.   Part of this lower floor  
basement accessible by way of a door from 
the second room was standing height and the 
remainder was accessible at various heights.  
The soil under the house appeared to be dry, 
with no evidence of moisture seepage.  There 
did not appear to be any active leaks under 
the house.  The newer hvac system is 
contained in this area.  It is recommended 
that  carbon monoxide detectors be 
installed in the living areas both downstairs 
and upstairs.   The post and piers appeared to 
be mostly plumb and level with the exception 
of one post and pier at the entrance to the 
crawl space.   
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4765 Frieda Drive 

Basement rooms and crawl space, continued:  

This assembly appears to have failed due to 
immediate area soil slippage and is not 
properly supporting the girder above. This 
may be the cause of the sloping floor in the 
laundry area.      The mud sills all appear to 
be bolted to the foundation. There are a 
number of steel posts (which appear to be 
original) under the the kitchen area and the 
living room area with steel I beam girders 
under the living room area.  For further 
peace of mind and to conform with current 
seismic practice, the cripple walls under the 
house may want to be sheathed. There is some 
concrete floor cracking in the full height 
basement area which is to be expected and 
does not appear to be a serious issue.  
There is a considerable amount of disused 
asbestos pipe in the crawl space including 
some deteriorated asbestos paper, all of 
which appears to have been left by the hvac 
installers.  It is recommended that proper  
breathing protection be used when in this 
area.  This is a health and safety issue that 
should be addressed.  The crawl space 
ventilation appears to be adequate. 
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4765 Frieda Drive 

Basement rooms and crawl space, continued: 
   There is another under house area, under 
the den area which is accessible by way of an 
exterior door.  The water heater is located 
in this area.  (See notes under plumbing) 

attic: 
the inside of the roof from the attic spaces 
showed that the roof had been replaced and 
installed on a plywood diaphragm.  There was 
what appeared to be a blown in cellulose 
insulation throughout the attic area.  The 
attic ventilation appeared to be adequate.  
There were two open electrical junction 
boxes that should have covers installed. 
There is a disused heating vent which is 
probably asbestos containing, however 
again, if it is not disturbed, it presents no 
immediate hazard.  

HVAC (heating, venting and air conditioning) 

The heating and air conditioning system has 
been newly installed within one year and 
functioned when tested.  It is recommend 
that functional carbon monoxide detectors 
be installed in the downstairs area and the 
upstairs area. Again, the system is accessible 
from the basement area. 
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ELECTRICAL: 

the main electrical panel is located on the 
exterior north side of the house. It appears 
to be adequate for the size of this house.  
There are several electrical issues to be 
addressed, including as stated above, open 
junction boxes in the attic, open ground 
outlets in the den, an exterior electrical box 
at side of the garage which needs to have a 
water proof cover installed. And a GFCI type 
outlet installed to the left of the sink in the 
kitchen.  

Plumbing:  
      the water piping appeared to be copper.   
It should be verified if a gas seismic valve is 
installed on the gas meter, if not, it is 
recommended that one be installed. 
the water heater is located under the den 
area.  It appears to be properly seismically 
strapped and has a pressure/temperature 
relief valve installed and piped to the 
exterior, however it is sitting in what 
appears to be a well area, which could allow  
water to flood out the burner area. The 
combustion air venting appeared to be 
adequate. 
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4765 Frieda Drive 

Plumbing, continued: 

The water pressure in the house appeared to 
be good. The drain lines / sewer pipes were 
mostly newer abs connected in some cases to 
older cast iron sewer piping (for example, 
under the kitchen sink).  It was unclear 
where the exterior sewer clean outs were 
located.  

roof: 
      
 The roof was observed from below 
although the inspector did not climb onto 
the roof itself, the asphalt shingle roof 
material appeared to be in generally 
serviceable condition.  There was what 
appeared to be an opening in the transition 
between the kitchen roof and the den roof 
as observed from the upper deck.   This 
should be further investigated and 
sealed.   
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4765 Frieda Drive 

other exterior observations: 

The exterior walls appeared to be in good 
condition, with several areas of pealing 
paint.  The asphalt driveway and concrete 
apron and garage floor appeared to have 
some (expected) cracking.  Gutters were in 
evidence and appeared to be in good 
condition. Perimeter fencing was a 
combination of chain link and wood. 
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4765 Frieda Drive 

dear James: 
my inspection report is a narrative report, 
and is not simply a checklist of “good”  “fair”  
and “poor”  condition check boxes.  I feel a 
narrative report makes for a more complete 
picture of the property.  I suggest when  
reading through it, you highlight items with a 
marker and then you can  make a list of items 
that you want addressed or wish further  
comment about. if you have any questions, 
please phone me  at 818 788 6455 or my 
mobile: 818 259 1049 

thanks again for choosing me as your 
inspector! 
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4765 Frieda Drive         

   summary list for dan and James 

this is a summary list  for your convenience 
and does not represent the entire report.  in 
order to avoid missing other issues, please 
read the report in full and refer to other 
inspection reports that may have been 
obtained on the property.    

electrical: 

1.) install a g.f.c.i. protected outlet in the 
kitchen to the left of the sink. 

2.) properly ground the two outlets in the 
den on the north wall. 

3. Install a waterproof cover on the 
electrical box on the side of the garage.= 

4.) install covers on the open junction boxes 
in the attic.  

5.) install carbon monoxide detectors on 
both upstairs and downstairs. 
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Other:  

1.) repair the opening in the roof transition 
between the kitchen and den roofs 

2.) close off the ceiling opening where the 
range top vent enters the attic.  

 3.) remove all loose asbestos material from 
the crawlspace area. 

4.) properly repair the one post and pier in 
the crawlspace. 
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