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Subject:  Foundation Inspection: 971 San Pascual Ave., Los Angeles CA 90042. 

 

 

This facility, in the person of David Johnson provided an inspection of the above subject structure 

on May 4, 2022. The owner was present for the inspection. The following presents our findings, 

along with recommendations. 

 

   

FINDINGS: 

 

 This two story, single family residence was reportedly built circa 1923. The foundation is a 

raised perimeter concrete system with un-braced cripple wall framing. The foundation has original 

cast-in-place anchor bolts. This is not common for the period. Code mandate for residential 

anchorage was circa 1936. The conventional floor framing members are supported by girders with 

posts resting on concrete piers. The soil within the crawl space was dry at the time of the 

inspection. Stored wood members/ debris was noted within the crawl space. 

 

The original perimeter concrete foundation shows stem wall deterioration and efflorescence. 

It is always advised to direct surface water away from the foundation system. Deterioration is due 

to age, mixing materials of the period, and moisture. The stem wall condition does not appear to 

be of concern with respect to vertical load bearing of the structure. 

 

The substructure consists of 4x4 girders with 4x4 support posts. The posts rest on concrete 

piers. There are also 2x6 girders installed in the ‘flat’ position. This is considered a substandard 

condition. However due to the number of support posts/ piers, no major deflection of the 2x6 

members was noted. Notching of the floor joists was seen at two locations in the basement. This is 

also a substandard condition although obvious structural cracking at the notch was not seen. One 

girder does show cracking along the bottom that appears more than superficial.    

       

The basement area appears to have concrete retaining walls that are off-set from the 

basement side footing/ stem walls. For some reason river rock walls approximately 48” tall have 

been placed on top of this footing. If this rock is just a cosmetic design element, then the condition 

is not of concern. 
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The two story area of the home is built over the once detached garage (now attached). The 

garage has a slab foundation with a raised portion at the rear. This area’s crawl space is very tight 

and was only viewed with flashlight. It does appear that this foundation also has steel anchor bolts. 

 

In general, the foundation and substructure framing does appear to be in serviceable 

condition overall. 

 

 

RECOMMENDATIONS:   

 

1. At the cracked basement girder, install a 4x4 post resting on a concrete pad/ pier for added 

support. The new post does not need to be located at the middle of the girder. At the 

notched floor joists seen at two basement locations, install a 2x4 member touching the 

bottom of the joists, fastened to the existing wood member (girder or rim joist). The cost of 

the work would be ($1,675.00) including labor and materials.     

          

2. Install plywood shear panel bracing along the perimeter cripple walls. Plywood to be 1-1/8” 

material fastened to the short studs. Plywood coverage to be 50% minimum. Install A35 

metal connectors along the parallel rim joist spaced at 24” intervals. At the joist 

perpendicular walls, install wood blocking, every other bay, with metal connectors. The cost 

of the voluntary seismic upgrade work would be ($3,675.00) including labor and 

materials. A city building permit would be obtained and the actual fee added to the cost. If 

Simpson steel retrofit plates were to be installed at 72” intervals, ignoring the original 

anchor bolts, the cost would increase by ($3,250.00). Should epoxy be needed to 

properly attach the plates to the concrete condition, ($375.00) would be added. Also, the 

($275.00) fee for the city required deputy inspection would be added to the cost 

 

         

 GENERAL: 

 

  This report is based on visual observations only. No destructive or intrusive testing was 

authorized or attempted. No warranty, express or implied is intended. The opinions expressed in 

this report are based on professional experience with similar construction and the limitations of 

access and exposure at the time of inspection. These conclusions and recommendations are subject 

to change, if warranted, as additional information becomes available.  

 

This report is intended for the sole benefit of the client and is not transferable. This report may not 

be construed as a guarantee or warranty of the performance of the structure under future adverse 

circumstances or events. We thank you kindly for this opportunity to be of professional service and 

do truly trust the foregoing serves current needs. Please direct questions or comments to these 

Pasadena offices. 

 

 
 
 
 
                                                                            Kindest Regards, 

                
 
 
          David Johnson 
          Seismic Safety, Inc. 


