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A look at terms used in
haome inspection reports

Safety Glazing -

ONCE AGAIN, The Word invites you to travel
into the dark realm of terms that often are
misused or misunderstood in home inspecrion
reports. The Word hopes you will find this trip
informative and maybe a little entertaining,

The Word's term today is safety glazing,
The Word finds this term interesting because
inspecting for safety glazing is required by
ASHI standards when you believe thar the
lack of safety glazing is unsafe and because
many inspectors are not familiar with the safety
glazing rules.

Safety glazing is a complex ropic. We'll
start our discussion this month by describing
some different types of glazing and with topics
such as labeling, skylights and glazing near
water. We'll conclude next month with topics
such as glazing near doors, glazing near stairs
and glazing in large windows.

Is safety glazing in scope?

Before anyone gets too excited, let's be clear
that no specific safety glazing inspection re-
quirement exists in any ASHI standard. So
when is safety glazing inspection required?
To answer this question, we need to dig into
the definition of the term unsafe.

ASHI Home Inspection Standards clause
2.2,C.1 states, among other things, that we
should report systems and components that,
in the inspector’s professional judgment, are
unsafe, Something may be unsafe if it satisfies
all three of these conditions,

* The risk must be significant. In other words,
the chance of something bad happening must
be high.

* The bad thing must be bedily injury. Property
damage doesn't qualify.

* The significant risk must occur during normal
day-to-day use. Normal day-to-day use is
when the occupant uses the component in the
intended manner for its intended purpose.

The classic example of components that
might be unsafe is handrails and guards around
stairways. Handrails and guards help occupants
use stairways safely. Failure of handrails and
guards to perform their intended function
could easily create the conditions for bodily
injury during normal day-to-day use of the
stairs, If; in your professional judgment during
the inspection, you believe there is a significant
risk that stairway handrails or guards may fail
to perform their intended function, then these
components are unsafe and you should report
this condition to your client.

A similar condition involving safety glazing
occurs around tubs and showers. Slipping and
falling in tubs and showers is not unusual and
if an occupant falls into glazing with enough
force, the glazing could break, causing bodily
injury. So, again, if in your professional judg-
ment during the inspection you believe chere
is a significant risk that someone could slip

By BRUCE BARKER, ACI

and fall in a tub or shower and thac bodily
injury could occur when crashing into glazing
thac is not safety glazing, then the glazing is
unsafe and you should report this condition
to your client,

An example of where safety glazing may be
less important is manufactured skylights (as
opposed to homemade skylights). The safety
risk of manufactured skylights doesn't seem
significant, in The Word's professional judg-
ment. As with all safety calls, each situation
must be evaluated separately.

A frequent rationale for not reporting some-
thing is that the system or component was
buile thar way or that it satisfied code when
it was built. No less of an authority than the
International Residential Code (IRC) usually
agrees with such statements, Clause R102.7 and
other similar clauses say that lawfully existing

Slipping and falling
in tubs and showers
is not unusual and if
an occupant falls into
glazing with enough
force, the glazing
could break, causing
bodily injury.
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work (meaning work that was permitted and
passed inspection or that was grandfathered
in) need not comply with current code if the
work is functioning properly and is safe. The
clear implication is that the building official
can require repair or upgrading of unsafe com-
ponents and systems,

There is no grandfathering of unsafe condi-
tions either in the IRC or in ASHI standards.
If you believe something is unsafe, you should
report this to your client regardless of when
the home was built or whether the system or
component passed inspection.

What is safety glazing?

Glazing means glass in most residential win-
dows and doors. Glass can be various types of
flat glass that we usually see in windows and
doors. Glass can also be glass blocks. Glazing
can also mean plastic such as plexiglass and
that's why the term glazing is used instead of
the term glass.

Safety glazing either won't break, except
under extreme conditions, or won't break into
large pieces that can cut people. The most
common safety glazing in residential applica-
tions is tempered glass. Tempered glass is made
by heating glass, then rapidly cooling it. Tem-
pered glass has much greater resistance to direct
impact than ordinary glass.

There are lots of types of glazing other
than the ordinary annealed glass we find in
most windows. Many of the names for such
glazing sound like they may be safety glazing,
but they may or may not be considered safety
glazing,

You might call heat-strengthened glass
“tempered glass lite.” The manufacturing process
for heat-strengthened glass is similar to chat
for tempered glass. Heat-strengthened glass is
not as strong as tempered glass, buc ic's better
than ordinary glass. Hear-strengthened glass
doesn't qualify as safery glazing,

Laminated glass has two or more sheets
of glass with a plastic sheet in between. The
most common place to find laminated glass
is in car windshields. You might find itin the
homes of drug kingpins and others with high
security requirements because bullet-resistant
glass is a type of laminarted glass. Laminated
glass may qualify as safety glazing, depending
on its type.

Wired glass, as the name implies, is glass
with a wire mesh inside. You might see wired

SAFETY
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glass in older homes and in older skylights.
Older wired glass doesn’t qualify as safety glaz-
ing. Newer wired glass may qualify, depend-
ing on how the glass is made; however, it's
unlikely that you'll find wired safety glazing
in homes.

Are you confused yer? The Word is. Here's
the bottom line regarding safety glazing from

our perspective as home inspectors, If the glazing
isn't labeled as we discuss next, there’s a good

chance it doesn't qualify as safety glazing.

Safety glazing labeling

We're all familiar with the label in the corner
of most safety glazing. The label doesn’t have
to be in the corner, but that’s where ic »»
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usually appears. This label should state the
type of safety glazing (such as tempered) and
the glazing standard. The standard should

either read 16 CFR 1201 or ANSI Z97.1. If

the label doesn't contain one of these stan-
dards, there’s a good chance that it doesn't
qualify as safety glazing.

Things are never casy, though, and just
because there’s no label doesn't always mean
that it’s not safety glazing, Laminated glass
doesn't require a label. So, if you're inspecting
that drug kingpin’s home where there’s lami-
nated glass, you probably have other things to
worry about beyond safety glazing, In regular
homes, laminarted glass is not common, so
the general rule applies; if it's not labeled, it’s
probably not safety glazing.

There should be a full permanent label
on each pane of glazing in a multiple-pane
assembly such as a dual-pane window. The full
label is required only on one pane in French
doors and similar assemblies when each pane
is less than one square foot, The notation 16
CFR 1201 or ANSI Z97.1 is required on the
remaining panes.

Pay Per Inspection
Insurance Program
Same coverages as our
“Preferred Program” at a
per inspection cost

Whether you like it or not (and The Word
won’t be surprised to hear from some who
don’t) reporting on certain unsafe conditions
is part of current ASHI standards.

Now, here’s something The Word didn't
know. Not all labels on glazing designare safety
glazing, The Word is going to be more careful
about reading those sometimes hard-to-read
labels in the future. Maybe you should, too.

Safety glazing exceptions

Two broad exceptions exist to safety glazing
rules. One is for block-type glazing, such
as glass blocks, when installed according to
[RC Section R610. Another is for glazing
mounted on a solid backing that provides

C()[’l[]‘.lllll]l]..‘u rear snppurL A common l_\"PL‘ l}l-

mounted glazing is a mirror mounted on a
wall. Another type of mounted mirror is in a

sliding closet door. This type of mounted
mirror should have a label on the back, at-
testing to its safety glazing compliance. There
are other s-.li"c{y gl;ixing exceptions, some of
which we'll get into next month,

Sloped glazing
Sloped glazing usually means a skylight, bur
not always. Glazing installed more than 15
degrees from vertical should be tempered,
heat-strengthened, wired or approved rigid
plastic. Laminated glass may be used in some
situations.

On rare occasions, The Word sees sloped
glazing that appears to be homemade or
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unprofessionally installed, This glazing always

dt‘ht'l'\-'c.\ d \,‘lll.\v;'l II.IUI\',

Glazing near water

[he risk of slipping, tripping and falling around
water is higher than in any area of a home
other than stairs. For this reason, the IRC
requires safety glazing near bachtubs, showers,
swimming pools, spas, hot tubs and saunas.
This glazing includes windows, shower doors,
shower surrounds and the walls and fences
around |1m1|>. spas and hot tubs.

The IRC requires safety glazing in glazing
near bathtubs and showers when the bortom
gl.u.ing l.'dgc is less than 60 inches above a
walking or standing surface. The 60-inches-
above-a-walking-or-standing-surface require-
ment also applies to pools, spas and hot tubs
when the inside u|§;c of the water is less than
60 inches from the glazing,

The bottom line
Whether you like it or not (and The Word won't
be surprised to hear from some who don't),

reporting on certain unsafe conditions is part

of current ASHI standards. This requirement
isn't likely to change any time soon, so you
might want to think about how the definition
of unsafe .xpplic» to components such as safety
glazing. As always, it’s your call how you deal
with such components,

We'll continue this discussion next month,
assuming The Word stays safe.

Memo to the glazing gods: The Word does
not reside on Mt. Olympus (just at its base)
and welcomes other viewpoints. Send vour
lightning bolts or emails to inspectorbruce@
cox.net. The thoughts contained herein are
those of The Word. They are not ASHI stan-

dards or policies. ®

Bruce Barker, Dream Home
Consultants, Peoria, Ariz., 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 or
if you need a presenter at your next chapter
event, go to www.dreamhomeconsultants.com
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¥ The Word

A look at terms used in
home inspection reports

Safety Glazing, part2

ONCE AGAIN, The Word invites you to travel
into the dark realm of terms that often are
misused or misunderstood in home inspection
reports. The Word hopes you will find chis trip
informarive and maybe a little entertaining,

The Word's term again this month is safety
glazing. Last month, we started our discussion
by describing different types of glazing and with
topics such as labeling, skylights and glazing
near water. We'll conclude this month wich
topics such as glazing in and near doors, glazing
in large windows and glazing near stairs.

A summary of last month’s discussion
Safety glazing inspection is required by ASHI
Home Inspection Standards clause 2.2.C.1 if,
in your professional judgment, lack of safety
glazing is unsafe. For something to be consid-

ered unsafe it must present a significant risk of

bodily injury during normal day-to-day use.
There is no grandfathering of safety conditions.
You should report a condition you believe is
unsafe even if the condition was considered
safe in the past.

Most safery glazing you'll see should have
a label that contains either 16 CFR 1201 or
ANSI Z97.1. If there’s no label or if the label
doesn't contain one of these standards, the
glazing probably doesn't qualify as safety glaz-
ing. Laminated glass doesn’t require a label,
but this glass isn't common in homes.

The IRC requires safety glazing in glazing
near bathtubs and showers when the bottom
glazing edge is less than 60 inches above a
walking or standing surface. The 60 inches
above a walking or standing surface require-
ment also applies to pools, spas and hot tubs
when the inside edge of the water is less than
60 inches from the glazing.

Glazing in doors

Glazing in doors should be safety glazing in
most cases. This includes interior and exterior
doors. It's easier to remember the exceptions to
this general rule. One exception is for decora-
tive glazing such as cut glass and stained glass
in framed swinging doors. Doors made entirely
from glazing and sliding doors are not framed
swinging doors, so the decorative glazing excep-
tion does not apply. Another exception is for
bars that protect the glazing and won't pass
a 3-inch diameter sphere, This exception is
most common with small windows in doors.
Glazing in jalousie doors is the final exception.
For those who don't do old homes in the Deep
South, jalousie doors have glass panes that
are usually about 4 inches wide and 2 feet or
so long. The glass panes open together with
a crank to allow air low on those hor, sticky
summer days and close to keep out wind and
rain. They're not common anymore with the
widespread use of air conditioning.

By BRUCE BARKER, ACI

Glazing near doors

Measure an arc 24 inches from both the hinge
and latch side of an operable door (not from
the fixed panel of a door). Then, measure up 60
inches from the walking surface, Remember to
do this on both the inside and outside of the
door. Glazing in this area, near boch interior
and exterior doors, should be safety glazing in
most cases. This measurement is from the door
in the closed position to the glazing,

Again, it's easier to remember the exceptions
to the general rule. Decorative glazing near
doors is an exception, just as it is for glazing
in doors, Another exception is glazing in a
wall that is perpendicular to the latch side of
the door. Maybe they figure that you're not
likely to hit this glazing with the door or to
walk or be pushed into the glazing.

Another exception is the permanent barrier
exception. If there’s a wall or other permanent
barrier between the door and the glazing, then
the glazing doesn't need to be safety glazing.
This is where it's important to check both
sides of the door. There might be a barrier
on the inside of the door, but no barrier on
the outside.

If you have glazing next to a closet door
where the closet is less than 3 feet deep, that
glazing need not be safety glazing. Also, glaz-
ing near the fixed panel of a patio door need
not be safety glazing. A patio door is usually a
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sliding door. This exception might also apply
to a swinging door that includes a permanently
fixed door panel.

Glazing in large windows

A large window that satisfies all four of these
requirements should contain safety glazing in
most cases: (1) one individual pane is larger
than 9 square feet, and (2) the bottom edge
of the glazing is less than 18 inches above the
finished floor, and (3) the top edge of the glaz-

ing is more than 36 inches above the finished
floor, and (4) there is a walking surface within
36 inches horizontally from the glazing.

As always, there are exceptions to the
general rule, The decorative glazing industry
scores again with an exception for cut and
stained glass.

The permanent bar exception is a way to
get one past the local inspector. A permanent
bar at least 1-%2 inches high, installed between
34 and 38 inches above the walking surface,

negates the need for safety glazing if the bar
won't touch the glazing under a horizontal
load of 50 pounds per linear foot. A common
trick is to install the bar for final inspection
and remove it afterwards.

There’s also an exception for the exterior
pane of insulated dual- and triple-pane win-
dows if the bottom of the window is at least
25 feet above grade or a walking surface. This
exception is obscure, but The Word has built
homes where this exception applies. »»
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Glazing near stairways and ramps

‘The general rule for safety glazing near stair-
ways and ramps is relatively easy. The glazing
should be safety glazing if it’s within 36 inches
horizontally and 60 inches vertically from the
stairway, landing or ramp. The glazing also
should be safety glazing if it's wichin 60 inches
horizontally and 60 inches vertically from the
bottom tread nosing, This includes glazing in
guards along the stairway or ramp,

The exceptions, however, get really compli-
cated and this column is getting a litcle long,
so The Word isn't going to try to explain them
in detail. The basic exceptions are the perma-
nent bar exception that’s the same as for the
large window and an exception if a guardrail
or handrail separates the stairs or ramp from
the window by more than 18 inches.

Refer to the IRC and get totally confused or
oa L'(’dl.' rL‘ﬂ:R‘IIcc H._\'UU want to undt,'rsi;md
the exceptions. In most cases, for most of us,
the exceptions don'’t really matter because we're
not doing code inspections. If, however, you're

going to call safety glazing near stairs and
ramps, you may wish to know about the excep-
tions to avoid making an inaccurate call.

The bottom line

How you report safety glazing issues is impor-
tant, In some cases, you may want to report lack
of safety glazing as a deficiency. In other cases,
you may want to report the issue as information
or as a safety upgrade. Of course, if you don't
believe that the lack of safety glazing rises to
the level of unsafe, then you may not report
the situation ac all.

The purpose of a home inspection is to
provide our clients with information. Per-
sonal responsibility, something that The Word
believes is sadly lacking in our society, means
that what they do with the information is up
to them. Many homes have existed for many
years without safety glazing where it's now
required, so some people will choose to ignore

the information you provide about safety glaz-
ing. That’s OK. You did your job by providing

YOUR INFO HERE

Vim Wt aie wwa b giae

e haie et B sk - Bt § o were

By T Faan. W Fin-tl

Quick Tip #3 - Plugged Drain? Here's a Quick Fix

st e ety b 8 Mans wPE pi sl 8 ol Have 8 feg o Baper towl ready bo aeh the fes

ARwr the gk 1% R Tun ey Pl eEier GowT e e B sevarsl Snotes

O o 0t e 1 40 0 1 9 grmoery sive. ks el e Wy i wilh 0 g of (P e
ot |0 foren @ hook oh e e Thes inid is nel s elasies. B & wll Waa o el b caleh

Price: $275 for 13 Tips

1 Copygrt 3000 iy Tom Fuwa Wb P |
Ty s s nd mrhan s b

Visit htoyh.com for two free samples you can use right now.

Special when you mention this ad: $225 for 13 Tips

information about the potential safety hazard.
Your clients are responsible for how they act
on that information.

Memo to the glazing gods: The Word does
not reside on Mt, Olympus (just at its base)
and welcomes other viewpoints. Send your
lightning bolts or emails to inspectorbruce@
cox.net, The thoughts contained herein are
those of The Word. They are not ASHI stan-
dards or policies. ®

Bruce Barker, Dream Home
Consultants, Peoria, Ariz., has

been building and inspecting homes
£ since 1987. He is the author of
“Everybody's Building Code” and currently serves
as chair of the ASH| Standards Committee. To
read more of Barker's articles or if you need a
presenter at your next chapter event, go to www.,
dreamhomeconsultants.com.
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