¥ The Word

A look at terms used in
home inspection reports

Kitchen
Appliance
Inspections

BY BRUCE BARKER, ACI

ONCE AGAIN, THE WORD INVITES

you to travel into the dark realm of sub-
jects that are sometimes misunderstood by
home inspectors, The Word hopes you will
find this trip informative and maybe

a licele entertaining.

Our topic this month is kitchen appliance
inspections. The Word finds this topic inter-
esting because the new ASHI Standard of
Practice (SoP) requires us to inspect kitchen
appliances. Some of us may be wondering
what we're supposed to be doing, Let’s start
by reiterating the disclaimer at the end of
every The Word column. The following is
The Word’s considered opinion, for what-
ever it’s worth. This is not an interpretation
of the SoP, and this is not a statement of
ASHI policy.

The Standard

SoP Clause 10.1.F states:

The inspector shall inspect installed
ovens, ranges, surface cooking appliances,
microwave ovens, dishwashing machines
and food waste grinders by using normal
operating controls to activate the primary
function.

The first thing to note is that the SoP identi-
fies specific appliances. The SoP excludes
appliances such as refrigerators, trash com-
pactors, clothes washers and clothes dryers.
You may inspect other appliances if you
wish, but it's not required. The SoP also ex-

cludes appliances that are not installed. This
includes counter-top microwave ovens and
other counter-top cooking appliances. The
second thing is that the SoP describes the
inspection method. You inspect by operat-
ing the appliance’s primary function to
determine if it functions properly. What
does that mean? We'll address this for

each appliance,

An interesting question, for Standards
geeks, is how does SoP Clause 2.2.B.1 apply
to inspecting appliances? What? You don't
remember this clause? Inspectors should
have it tartooed on a readily accessible part
of their anatomy. This essential clause tells
us we are looking for defects that involve
not functioning properly, significantly
deficient, unsafe or near the end of their
service lives.

Identifying appliances that are not func-
tioning properly is the goal of inspecting
appliances. Significantly deficient does not
apply to appliance inspections because the
SoP directs us to inspect appliances by
operating them. The SoP does not direct us
to inspect for significant deficiencies in the
appliance itself. We may find significant
deficiencies in and around the appliance
while inspecting it and if we happen to find
any, we should report them. Refer to the
July 2012 Reporter for more about inspect-
ing for and reporting significant deficien-
cies. We should inspect for clearly visible

unsafe conditions in appliances regardless
of whether we operate them. Identifying
aging appliances is a good client service and
a task you may wish to perform, but it's not
required.

Remembering Sol’ Clause 2.2.B.4 is also
important, although framing it on a wall in
your office is probably sufficient. This clause
instructs us to report if we do not inspect a
required system or component and to report
the reason why. There are good reasons why
you might not operate a kitchen appliance.
If you don't, you should report the fact

and report why not. By the way, reporting
that you did not inspect the appliances is
required even if you disclaim appliance in-
spections in your inspection agreement.

We're going to divide the tasks for inspect-
ing each appliance into two categories.
Tasks you should perform are those that
The Word believes are important for
determining if the appliance is functioning
properly. Tasks you may wish to perform
are those that The Word believes may be

a good idea, bur are beyond the intended
scope of the SoP.

There is one other caveat. Use your state
SoP and any interpretations thereof if your
state requires you to inspect appliances.
Some states may require more than what

The Word believes is adequate.
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Dishwashing Machines

Inspecting the dishwashing machine
(dishwasher) involves determining if it fills
with water, operates and drains. Running
the dishwasher on any cycle that requires it
to perform these functions satisfies the
inspection requirement,

Tasks you should perform before

you operate the dishwasher:

* Check the floor around the dishwasher
and check in any cabinets in which the
drain or water supply hoses run for
evidence of water leaks,

Check the type, size and condition of the
drain hose. The drain hose should be at
least % inch diameter and have no visible
splits, holes or blockages. Drain hoses
supplied with dishwashers are usually not
rated to pass through walls or floors.

Check the type and condition of the water
supply hose. The water supply hose may be
a flexible stainless steel connector, copper
tubing or a material recommended by the
dishwasher manufacturer. Copper tubing
may pass through walls and floors;
connectors usually may not.

Check the drain hose termination connec-
tion under the sink. The hose should be
connected to the connection port on the
disposal or to a wye fitting in a sink tail
piece upstream from the sink trap. Be
sure the hose clamp is installed.

Determine that the food waste grinder is
clear of debris if the dishwasher drain hose
is connected. The drain water may back
up in a blocked food waste grinder.

Check the condition of any visible electri-
cal connection, including whether the
dishwasher is disconnected. You are not
required to, and probably should not,
connect the dishwasher to the electrical
supply.

Check the water supply hose connection.
‘The hose should be connected to the hot
water supply and the supply should be
on. You are not required to, and probably
should not, turn on the water supply.

Determine if something in the dishwasher
might be damaged if you operate it. This
could include operating instructions if the

dishwasher is new and expensive china or
silverware. You are not required to, and
probably should not, move occupant
belongings out of the dishwasher.

* Consider not operating the dishwasher if
any of the above are not satisfactory.

¢ Check for the presence of the drain hose
high loop or air gap device. Check around
the air gap device for evidence of water
coming out of the device. This usually
indicates a blockage in the drain hose.

* Determine if the dishwasher is attached to
the counter top or kitchen cabinet,

* Determine if the dishwasher is reasonably
level. If the racks slide out by themselves,
it probably isn't. This could affect whether
the dishwasher drains properly.

* Check door operation. It should move
freely withourt binding or scraping on the
counter top or cabinet. If the door drops
hard when opening, the springs are
probably weak or damaged.

* Determine if the dishwasher has been
operated recently. It could be months since
a dishwasher in a vacant home has been
operated. You may wish to pour about one
quart of water in the bottom of the dish-
washer to avoid running the pump while
dry. Also, keep a close eye on the dish-
washer during operation. The seals tend
to dry out and may leak. Be sure to run
the hot water through the supply pipes,
especially to the dishwasher. This helps
avoid the exploding dishwasher caused by
the buildup of hydrogen sulfide gas in the

water heater.

Tasks you may wish to perform:
* Check door and control condition for
significant damage and absent parts.

* Check the door seals for damage and

deterioration.

* Check the sump area in the bottom for
significant water accumulation (a lictle
is normal in many dishwashers) and for
accumulation of debris that might block
water flow.

* Check operation and condition of the
racks and utensil tray.

* Check the tub for damage, deterioration,
and rust.
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* Check the condition of the heating
element. Set the dishwasher to heated
dry to test operation.

* Close the detergent dispenser. We're not
required to check this feature, but doing
so only takes a second. Finding a detergent
dispenser for an old dishwasher could be
difficult, so someone might want a new
dishwasher instead.

Inspecting dishwasher operation:

* Listen and observe that the dishwasher
fills, operates and drains. Check the sump
for excess water after operation. Check any
air gap device for evidence of leaks.

* Check the detergent dispenser lid; did
it open?

* Check the floor around the dishwasher
and in any cabinets in which the drain
or water supply hoses run for evidence
of water leaks.

* Confirm that the dishwasher is off before
you leave,

Range, Wall Oven, Cooktop

A range is an oven and cooktop in one
cabinet. A wall oven is one or more ovens
installed in a cabinet. A cooktop consists of
burners mounted in a kitchen counter top.
Inspecting an oven involves activating one
element, usually the lower (baking)
element, Inspecting a cooktop involves
operating all burners and any warming area
at the highest temperature. Tasks involved
in inspecting these appliances are similar,
so we'll discuss them together.

Tasks you should perform before

you operate the appliance:

* Check inside the oven and check all
burners to determine if anything could
be damaged by operating the appliance.
Consider if you wish to move/remove
anything that might be damaged.

* Check the condition of the oven and
burners to determine if it appears safe
and prudent to operate the appliance.
Excessive food spillage and visible damage
to heating elements are examples of
situations when you might consider not
operating the appliance,
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* Check for absent and damaged knobs
and controls that might make operation
difficult.

* Check that the wall oven and cooktop are
attached to their cabinet/counter top.

* Check door operation. It should move
freely and not bind, scrape or hit nearby
objects. If the door drops hard when
opening, the springs are probably weak
or damaged. If it binds or scrapes, the
door might be installed incorrectly or the
hinges might be bent or damaged.

* Check the condition of visible electrical
and gas connections. Remember that
plug-and-cord cables and flexible gas
connectors may not pass through walls,
floors and ceilings. You are not required
to move the appliance to do this. You are
not required to, and should not, connect
the cooking appliance to the electrical or
gas supply.

* Consider not operating the appliance
if any of the above are not satisfactory.

* Check for the presence and operation of
the range anti-tip bracket.

Tasks you may wish to perform:

* Check door glass for cracking and other
damage. Staining between panes isn't
really damage, but you may want to
report if it’s significant.

* Check the door seals for damage and
deterioration. Damage could be a safety
issue during the self-cleaning cycle by
allowing escape of very hot gasses.

¢ Check the operation and condition of
any pan drawer under the range.

* Check operation and condition of the
racks.

* Check the cabinet for damage and
deterioration.

* Check the operation of the oven element
that you don’t test.

* Check the operation of any self-clean lock
lever (don't test the self-clean cycle).

* Check if the range is visibly level.

* Check the carbon monoxide level
produced by a gas oven.

Inspecting appliance operation:

* Determine that the tested oven element
and all burners glow red at the highest
temperature (note: this may not work with
some induction ranges/cooktops).

* Leave the oven door open while operating
the oven. It’s a good way to remember to
turn off everything before you leave. Note

that some ovens do not permit operation
with the door open.

* Don'’t put anything back into a hot oven
or on hot burners.

Microwave Ovens and Exhaust Fans
Microwave ovens that we should inspect
include those above the range/cooktop and
those built into a cabinet, Some high-end
microwaves include a convection oven.

We should inspect the convection oven
like a wall oven if it has a convection

bake function that can be used without

the microwave.

Tasks you should perform before

you operate the appliance:

* Check inside the appliance to determine
if anything could be damaged by
operating the appliance. Consider if you
wish to move/remove anything that might
be damaged. Remove the metal rack, if
installed, to avoid arcing,

* Check the condition of the appliance to
determine if it appears safe and prudent
to operate the appliance. Excessive food
spillage and visible damage to the door are
examples of situations when you might
consider not operating the appliance.

* Check for absent and damaged knobs
and controls that might make operation
difficul.

* Check that the appliance is attached to its
cabinet/counter top.

* Check the condition of visible electrical
connection. Remember that plug-and-cord
cables may not pass through
walls, floors and ceilings. Look at the
microwave if you test the kitchen GFCI
receptacles. If the microwave goes off,
it’s not on its own dedicated circuit as
it should be (and it's connected to the
kitchen small appliance circuit, which it
shouldn’t be). You are not required to, and
probably should not, connect the appliance
to the electrical supply.

* Consider not operating the appliance if
any of the above are not satisfactory.

* Check the visible exhaust duct material.

It should be smooth-wall metal, usually
galvanized steel or copper. The exhaust
duct should run to the outdoors, not into
the attic or crawlspace. Schedule 40 PVC
or ABS may be used for downdraft units if
the duct is installed in a concrete slab.

* Check the exterior termination fitting, If
there’s a damper, determine if it moves
freely. A termination opening smaller than
about 6 inches diameter or an equivalent
area in a rectangle might be too small.

Tasks you may wish to perform:

¢ Check door operation. It should move
freely and latch securely.

* Check the cabinet for damage and
deterioration.
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* Check for the presence of exhaust fan
filters.

* Remove filters when the exhaust fan
exhausts directly out the back wall and
try to see the exhaust duct. Sometimes
the fan is blowing into the wall cavity
without a duct.

Check the distance between the floor
and the top of the microwave and check
the distance between the cooktop and
the cabinet. Some manufacturers rec-
ommend at least 66 inches between the
Hoor and the top of the microwave and
at least 30 inches berween the cooktop
and the cabinet. There is no generally
accepted minimum distance berween

a microwave and a cooktop, although
‘The Word gets a bit nervous from a
safety and convenience perspective
when the distance gets below 13 inches.

Inspecting appliance operation:

* Pour a few drops of water on the glass
tr;ty or insert a wet papcr ‘IJWCI ﬂnd run
the microwave for about 10 seconds;
the water should be hot.

* Check the condition and operation of
any glass tray.

* Check operation of any light.

* Check operation of any exhaust fan,
Feel around the top and sides of the
appliance for excessive backflow of air
with externally exhausted fans. This
may indicate that the fan isn’t
connected to the duct or that the
exterior damper is stuck shut.

Food Waste Disposer

The term garburator will be the first
entry in the Canada/U.S. translation
dictionary; garburator is one term for
this appliance north of the border. Don't
call it a Disposall (unless it is the GE
brand). Disposall is a brand name and,
like all brand names, use of a brand
name is poor reporting practice unless
the appliance is that brand. Inspecting
the disposer involves turning it on and
listening for unusual sounds. Feeding the
disposer is not required or recommended.

Tasks you should perform before
you operate the appliance:

Check the condition of the disposer
exterior to determine if it appears safe
and prudent to operate the appliance.
Run water in the disposer to check for
leaks. You might want to feel around and
look for water. Leaks and significant rust
or deterioration of the case are examples
of situations when you might consider
not operating the disposer.

Check the condition of visible electrical
connection. Remember thar plug-and-
cord cables may not pass through walls,
floors and ceilings. The cable should be
terminated at the disposer in a strain
relief clamp. NM cable should be
protected against physical damage. You
are not required to, and probably should
not, connect the disposer to the electrical
supply.

Check the plumbing fittings and trap.
Pay special attention to when the disposer
discharge pipe is at the same level as the
waste pipe from the adjacent sink. The
disposer may send waste into the adjacent
sink wichour a directional fitting where
the two pipes connect.

Tasks you may wish to perform:

-

Check the presence and condition of
the flexible splash guard ar the disposer
mouth.

Check the condition of the grinding
mechanisms by shining your flashlight
into the disposer and looking at them.

Check the location of the power switch.
Is it reasonably convenient?

Inspecting appliance operation:

Run cold water in the sink before starting
the disposer. Start the disposer. Listen for
loud or unusual sounds, or no sounds,
Disposers sometimes freeze up when not
operated for awhile. You might recom-
mend that someone try to unfreeze it
with the Allen wrench before replacing
the disposer,

Check for leaks.
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The Bottom Line

Many of us have been inspecting kitchen
appliances for years, but withour really
thinking about what we're doing. The Word
is among those. Perhaps this will serve as

a start for a more uniform protocol for
inspecting these appliances.

Memo to Hestia (goddess of the home and
hearth): The Word does nor reside on Mt.
Olympus (just at its base) and welcomes
other viewpoints. Send your lightning bolts
or emails to Bruce@DreamHomeConsul-
tants.com. The thoughts contained herein
are those of The Word; they are not ASHI

standards or policies,

Bruce Barker operates Dream Home
Consultants. He has been building
and inspecting homes since 1987.
He is the author of “Everybody's
Building Code" and currently serves

as chair of the ASHI Standards Committee.
To read more of Barker's articles, go to
www.dreamhomeconsultants.com.
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American Home Warranty Compan

AHW'’s Limited Warranty Program
is a highly effective advertising
and marketing tool for the
home inspector.

ENHANCE YOUR SERVICES:
- Affordable addition to your
professional services
- Differentiator and proven way
to close more sales
« Unique "gap" coverage for 90
days following inspection
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