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CRAWL SPACE INSPECTIONS 

üFOUNDATION 
INSPECTION 

ÅCrack analysis  

ÅWhen to call Engineer 

ÅDeterioration 

ÅInterior piers  

ÅExcavations 

ÅCripple walls 

ÅSeismic retrofit 

 

üPlumbing  

ÅCast Iron 

ÅGalvanized water lines 

ÅGas 

ÅShowers 

üVentilation 

üClearance 

üCheck everything 

 



CRACK REALITY CHECK: 
ÅL ŎŀƴΩǘ tell you if most cracks are serious or not. Concrete 

and stucco will crack as part of the normal curing process 
and it is typical for these materials to crack, however, there 
is no such thing as a normal or typical crack. Every crack is 
unique and has the potential to be a sign of a larger 
problem. It is generally not possible for me to differentiate 
between a curing crack and most smaller cracks that could 
be an early warning sign of something more serious. All 
serious cracks started out small and grew. I do not see any 
benefit in identifying small cracks for you that are more 
likely curing cracks than a sign of a significant deficiency 
and do not report them. A small percentage of these cracks 
will get wide enough to become a concern in the future but 
I have no way of telling which will end up being a sign of a 
significant deficiency and feel there is no benefit to you in 
pointing them out. This is a limitation of this inspection.  
 



SIZE of FOUNDATION CRACKS 

1. OK 

2. HAIRLINE TO 1/16 

3. 1/16" +/- 

4. 1/8" +/- 

5. 3/16" +/- 

6. 1/4" +/- 

7. {¦.{¢!b¢L![ ғмκпέ 

8. BAD 



OK 
ÅThe concrete foundation appeared serviceable with no 

more than small or hairline cracks. The curing process 
after the concrete is originally poured can be expected 
to produce cracks in this range. The location of cracks 
in this range will not be identified and do not affect the 
functional utility of the foundation. To minimize any 
risk that these cracks could open, I advise you to take 
any recommendations in the 'Grading and Drainage' 
section seriously and read the hand out 
'Recommendations for Lot Grading and Drainage' 
available on my web site at AllProHI.com . Controlling 
water saturation into the soil around the foundation, 
and water intrusion into the crawl space, is highly 
recommended for any home with a crawl space. Proper 
drainage control could save many homes from ever 
needing high foundation repair expenses.  



HAIRLINE TO 1/16" 
The concrete foundation had cracks from hairline up to about 1/16th 
of an inch wide. This type of cracking can be a result of the concrete 
curing when it was originally poured, or settlement since that time and 
it can be difficult for anyone to tell the difference. The location of 
cracks in this range will generally not be identified. Usually cracks in 
this range do not affect the functional utility of the foundation, but 
could potentially be a warning sign. If the cracks get wider over time, 
further evaluation would be needed by a foundation repair contractor 
or engineer. The best recommendation I can make to reduce the risk of 
movement is to control water saturation into the soil around the 
foundation, and water intrusion into the crawl space, and follow all the 
recommendations in the 'Grading & Drainage' section of this report 
and the hand out 'Recommendations for Lot Grading and Drainage' 
available on my web site at AllProHI.com . Proper drainage control 
could save many homes from high foundation repair expenses.  



1/16" +/- 
[FE] The concrete foundation had cracks in the 1/16th of an inch wide range +/- that 
generally indicate that some differential movement or settlement has taken place in 
the foundation. / Although no movement would be preferable, cracks in this range 
ŀǊŜƴΩǘ ǇŀǊǘƛŎǳƭŀǊƭȅ ǳƴǳǎǳŀƭ and ǳǎǳŀƭƭȅ ŘƻƴΩǘ ŀŦŦŜŎǘ ǘƘŜ ŦǳƴŎǘƛƻƴŀƭ ǳǘƛƭƛǘȅ ƻŦ ǘƘŜ 
foundation. However, every big crack started out as a small crack so if these cracks 
widen over time or you are not comfortable with them at this time, they will need 
further evaluation by a foundation repair contractor or engineer. Evaluating the 
severity of cracks and movement, or the structural integrity of the foundation is 
beyond the scope of this inspection. / The best recommendation I can make to reduce 
the risk of further movement is to control water saturation into the soil around the 
foundation, and water intrusion into the crawl space, and follow all the 
recommendations in the 'Grading & Drainage' section of this report and read the hand 
out 'Recommendations for Lot Grading and Drainage' available on my web site at 
AllProHI.com . Proper drainage control could save many homes from high foundation 
repair expenses. / Although I do not find a consensus that it is necessary, some people 
recommend that cracks in this range be epoxy sealed. Epoxy sealing can both improve 
the structural integrity and keep water from getting through the cracks. Foundation 
repair contractors can explain the benefits and give you a price. You are welcome to 
request a list of foundation repair contractors.  

 



мκуέ Ҍκ- 
[FE]  The concrete foundation had cracks in the 1/8th of an inch wide range +/- that 
generally indicate that differential movement or settlement has taken place in the 
ŦƻǳƴŘŀǘƛƻƴΦ !ƭǘƘƻǳƎƘ ƴƻ ƳƻǾŜƳŜƴǘ ǿƻǳƭŘ ōŜ ǇǊŜŦŜǊŀōƭŜΣ ŎǊŀŎƪƛƴƎ ƛƴ ǘƘƛǎ ǊŀƴƎŜ ƛǎƴΩǘ 
that unusual and generally will not affect the functional utility of the foundation but 
can be a sign of a larger problem. Evaluating the severity of cracks or the potential for 
further movement or the structural integrity of the foundation is beyond the scope of 
this inspection. Any analysis would be needed from an engineer. You are welcome to 
request a list of engineers.  

The only recommendation that I can make to reduce the risk of further movement is 
to control water saturation into the soil around the foundation and follow all the 
recommendations in the 'Grading & Drainage' section of this report and read the hand 
out 'Recommendations for Lot Grading and Drainage' available on my web site at 
AllProHI.com . Proper drainage control could save many homes from high foundation 
repair expenses.  

Although I do not find a clear consensus that it is necessary, some people recommend 
that the cracks be epoxy sealed. Epoxy sealing can both improve the structural 
integrity and keep water from getting through the cracks and many people feel it is 
cost effective. Foundation repair contractors can explain the benefits and give you a 
price. You are welcome to request a list of foundation repair contractors or engineers.  

 



оκмсέ Ҍκ- 
[FE]  The concrete foundation has cracks up to 3/16 of an inch wide range +/- 
that indicate that differential movement has taken place in the foundation. 
Evaluating the severity of cracks and movement, or the structural integrity of 
the foundation is beyond the scope of this inspection. I am not an engineer. 
Further evaluation is recommended by an engineer before the end of your 
contingency period. The engineer may recommend monitoring the cracks for 
further movement, epoxy sealing the cracks, or more major structural and 
potentially expensive repairs. You are welcome to request a list of engineers. 

 
The only recommendation that I can make to reduce the risk of further 
movement is to control water saturation into the soil around the foundation and 
follow all the recommendations in the 'Grading & Drainage' section of this 
report and read the hand out 'Recommendations for Lot Grading and Drainage' 
available on my web site at AllProHI.com . Proper drainage control could save 
many homes from high foundation repair expenses.  Other recommendations 
and analysis is needed from the engineer.  

 



ѻέ Ҍκ- 
[FE]  The concrete foundation had cracks up to 1/4 of an inch wide 
range +/- that indicate that differential movement has taken place in the 
foundation. Evaluating the severity of cracks and movement, or the 
structural integrity of the foundation is beyond the scope of this 
inspection. I am not an engineer. Further evaluation is recommended 
by an engineer before the end of your contingency period. The 
engineer may recommend monitoring the cracks for further movement, 
epoxy sealing the cracks, or more major structural and potentially 
expensive repairs. You are welcome to request a list of engineers. 

 
The only recommendation that I can make to reduce the risk of further 
movement is to control water saturation into the soil around the 
foundation and follow all the recommendations in the 'Grading & 
Drainage' section of this report and read the hand out 
'Recommendations for Lot Grading and Drainage' available on my web 
site at AllProHI.com . Other recommendations and analysis is needed 
from the engineer.  



Ҕ ѻέ 
[FE]  [FE]  There were significant cracks that indicate that 
substantial differential movement or settlement has taken place in 
the foundation. Evaluating the severity of cracks and movement, 
or the structural integrity of the foundation is beyond the scope of 
this inspection. I am not an engineer. Further evaluation is clearly 
recommended by an engineer when I see cracks in this range. I do 
not know what the engineer may recommend, but repairs can 
potentially be expensive and you should have further evaluation 
before the end of your contingency period. You are welcome to 
request a list of engineers.  

 
The only recommendation that I can make to reduce the risk of further 
movement is to control water saturation into the soil around the 
foundation and follow all the recommendations in the 'Grading & 
Drainage' section of this report and read the hand out 
'Recommendations for Lot Grading and Drainage' available on my web 
site at AllProHI.com . Other recommendations and analysis is needed 
from the engineer.  



BAD 
[FE]  [FE]  [FE]  There were significant cracks that 
indicate substantial differential movement or 
settlement has taken place in the foundation. 
Evaluating the severity of cracks and movement, or 
the structural integrity of the foundation is beyond 
the scope of this inspection. I am not an engineer. 
Further evaluation is definitely needed by an 
engineer when I see cracks in this range and you 
should then get a price for repairs by a foundation 
repair contractor before you release your 
contingencies. Repairs can be potentially expensive 
and further evaluation is needed as soon as 
possible.  You are welcome to request a list of 
engineers. 

 



Deterioration of stem wall 

Is anything needed here? 

Importance of improving drainage.  
 



Is parging a viable and worthwhile repair?  
 



[FE]  There is moderate to in some areas more substantial 
deterioration to the foundation that is caused by water 
migrating through the concrete and leaving behind salts that 
deteriorate the mortar. A serious effort is needed to minimize 
water saturation next to the foundation to slow further 
deterioration. See the recommendations in the next section 
on Grading and Drainage.  Whether or not any repair to the 
actual foundation is needed or advisable is questionable. I have 
spoken to knowledgeable people on this subject who feel that 
parging or other repairs are of little value.  Parging or re-coating 
these areas will make the foundation look better however, even 
if it does little to prevent further deterioration. This type of 
deterioration to the mortar also makes it difficult to see cracks 
because the flaking of the mortar will fill the cracks and make 
the entire surface rough and hide cracking.  



Old River Rock Foundations 
Can repairs be made? 

Gaps developing under the sill - Is it salvageable?  





BEAM POCKETS 

Check for deterioration to the wood as well as the concrete ς 
The combination can be critical.  

Old growth redwood is very resistant to rot but not impervious  
 



 
 
 

Creosote ς Good stuff 

No air gap ς no problem 
Old growth redwood and creosote treated wood are the 
reason all those old homes are still standing.  



Deterioration to the concrete can become 
critical at the beam pockets where the end 
of a beam rests in a pocket in the 
perimeter foundation.  


