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• There is key interest in a Safe & Healthy 
Homes (S&HH) Program

• But funding, budgets are being slashed

• Emerging antipathy for “new” programs

• The future of funding is murky at best

Our Dilemma in Washington DC
Introduction by Randall Pence
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• Federal policy is highly competitive

• S&HH supporters need to compete

• Congress needs to hear from you

• Tell Congress to support S&HH initiatives

Your Role as an Advocate
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Inspections: a Process Tool

• Internal validity

• Programmatic integrity

• Accountability

• Safeguards

• Satisfy congressional and electorate 

concerns
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A Two-Step Process 

1. The Initial Assessment

2.  Post-Remediation Verification
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1. The Initial Assessment 

• Identify actual unsafe, unhealthy 

conditions that currently exist

• Document conditions via a trained, 

independent third party

• Suggest remedial action to homeowners
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2.Post-Remediation Verification

• Verify/validate that remedial action has 

occurred

• The remedial action has been done 

properly

• Document the action via a trained, 

independent third party
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Policy Benefits of a Robust 

Inspection Requirement

• Association with programmatic soundness

• Prima facie indicia of diligence

• Enhances confidence and acceptance by 

policy-makers and the general electorate
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S&HH Inspection Personnel 

• Requires inspection skills, training

• Certification to a HUD standard/HUD 
protocol

• NOT a typical home inspection, BUT uses 
similar skill set/professional experience
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Enhance Early Adoption 

via Broad Public Outreach

• Urge a change in homeowner thinking

• Condition homeowners to seek remedies

• PSAs, hotlines, website information
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Support NSHH “Council” Bill

• Sponsors: Senate:  Sen. Jack Reed

House:   Rep. Robert Brady

• Codify inter-agency working group in law

• Help support future action and funding
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Summary of Policy Points-1

• S&HH initiative needs you as an advocate

• Inspections are a key part of the initiative

– Initial assessments

– Post-remediation verifications
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Summary of Policy Points-2 

• Inspections enhance program legitimacy, 
soundness, acceptance

• Training, HUD certification required; not 
home inspections, but skilled professionals 
are available 

• Broad public outreach for early adoption
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Summary of Policy Points-3 

• Contact Members of Congress to support 

introduction, consideration, cosponsorship 

and passage of Sen. Jack Reed’s/Cong. 

Brady’s “Council” bill to establish a Safe 

and Healthy Homes Council 
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Go to www.ASHI.org

• Download a copy of this PowerPoint

• Check for other information 

periodically about safe and healthy 

homes policy  
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Mr. David Tamny

Immediate Past President

American Society of Home Inspectors
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Home Inspections and S&HH are not the 

Same, but Have Obvious Functional 

Similarities 

• As you view the following photos from real home 
inspections:

• Think of the value of home inspectors in 
verifying the need for safety and health 
inspections

• Think of the easy transition from Home 
Inspections to S&HH – a feasibility question 
answered
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The Need for Home Safety and Health 

Assessments is Great

• Society is more conscious of the need for a safe and 

healthy living environment

• The average person spends 1/3 to ½ of their life at home

• The most vulnerable persons are seniors and children

• There could be tremendous savings in health care costs 

by simply detecting and improving safety and health 

problems in the home – before they result in health care 

treatment

• HUD is aware of these needs and is evaluating 

programs for home safety and health assessments
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Certified Home Inspectors are Key Agents

• Certified home inspectors perform thorough inspections 
based on standards – generally for real estate transfer

• All principal home structures and systems are included in 
a home inspection

• Certified home inspectors are familiar with safety and 
health hazards and they are identified in routine home 
inspection reporting

• A small amount of additional targeting training would 
equip certified home inspectors to assess, rate, report 
and re-inspect post remediation

• Certified home inspectors are restricted from performing 
remediation work
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A Typical Home Inspection Checklist

• Structural components

• Exterior

• Roofing

• Plumbing

• Electrical

• Heating

• Air Conditioning

• Interiors

• Insulation & Ventilation

• Fireplaces & Solid Fuel 

Burning Devices
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Precedent: Specialty Inspections Exist Today
(many Home Inspectors are certified in specialty inspections)

• Mold assessment

• Radon measurement

• Indoor Air Quality evaluation

• Pest & Insect assessment

• Lead Paint assessment

• And other areas



22

Common Vulnerabilities: Homes and Owners

• Older homes often need of renovation to bring 
them up to current minimum standards for 
safety, sanitariness and structural soundness

• Lack of ventilation:  the “green” movement and 
improved weatherization have created less well-
ventilated living spaces

• “Unseen” hazards:  Owners and landlords do 
not think about CO2, radon, mold, etc.
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Key Vulnerabilities:  Homes and Owners

• Seniors are remaining in their homes unaware 

that many home systems may have deteriorated 

(and fall hazards)

• Homeowner Paradox:  long-term owners 

have more incentive to inspect, but 

encounter fewer triggers to do so (i.e. a sale)  

Thus, hazards accumulate unsuspected over 

long ownerships (e.g. fire hazards, 

environmental hazards, hazards to 

emergency egress, etc.)
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Key Home Safety and Health Issues

• HUD, in accordance with the American Academy of 

Public Health, has identified 29 key housing hazards

• These are grouped into 4 principal areas:

– Physiological (dampness, heat/cold, toxic substances)

– Psychological (space, lighting, noise)

– Infection (food safety, water supply)

– Safety (falls, electrical, fire, explosions, structural)

• Trained assessors can rate each area of hazards on a 

hazard assessment scale from minimal to life-

threatening
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Certified home inspectors identify many if 

not most of these hazards

© Jhdt Stock Images LLC
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Safety Hazards

Most safety hazards are plain to see and can be 

detected in the course of a routine home 

inspection.
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Safety Hazards
Falls associated with Baths, etc. (hazard #19)

Photo by David Tamny
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Safety Hazards
Falling on Stairs, etc. (hazard #21)

Photo by David Tamny
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Safety Hazards
Falling on Stairs, etc. (hazard #21)

Photo by David Tamny
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Safety Hazards
Falling on Stairs, etc. (hazard #21)

Photo by David Tamny
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Safety Hazards
Falling on Stairs, etc. (hazard #21)

Photo by David Tamny
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Safety Hazards
Falling on Stairs, etc. (hazard #21)

Photo by Bruce Barker
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Safety Hazards
Falling on Stairs, etc. (hazard #21)

Photo by David Tamny
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Safety Hazards
Falling on Stairs, etc. (hazard #21)

Photo by David Tamny
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Safety Hazards
Fire egress (hazard #24)

Photo by David Tamny
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Safety Hazards
Fire egress (hazard #24)

Photo by David Tamny
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Safety Hazards
Fire egress (hazard #24)

Photo by David Tamny
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Safety Hazards
Fire hazard (hazard #24)

A chimney leaking creosote, with damaged wood surrounding it. Photo by Bob Sisson
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Safety Hazards
Fire hazard (hazard #24)

Photo by David Tamny
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Safety Hazards
Fire hazard (hazard #24)

Photo by David Tamny
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Safety Hazards
Fire hazard (hazard #24)

The furnace thermostat wire had shorted out on a new, still-vacant house. Laminate counter tops 

were de-laminating. Photo by Alvin C. Miller
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Safety Hazards
Electrical Hazards (hazard #23)

Photo by David Tamny
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Safety Hazards
Electrical Hazards (hazard #23)

No double-lugging. Photo by Bob Sisson
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Safety Hazards
Electrical Hazards (hazard #23)

A live 220-line feeding a distant garage. Photo by David Grudzinski
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Safety Hazards
Electrical Hazards (hazard #23)

Taking showers in front of panel box is not recommended. Photo by Thomas Sanson
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Safety Hazards
Entry by Intruders (hazard #12)

Photo by David Tamny
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Safety Hazards
Entry by Intruders (hazard #12)

Photo by David Tamny
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Safety Hazards

Structural Collapse and Falling Elements (hazard #29)

Improperly framed or poorly framed roofs. Photo by Garett Denise
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Safety Hazards

Structural Collapse and Falling Elements (hazard #29)

This deck is resting on the ground on one side and on a retaining wall that is falling over on the 

other end. Photo by Matthew Steger
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Safety Hazards

Structural Collapse and Falling Elements (hazard #29)

Photo by David Tamny
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Safety Hazards

Structural Collapse and Falling Elements (hazard #29)

Photo by David Tamny
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Safety Hazards

Structural Collapse and Falling Elements (hazard #29)

Photo by David Tamny
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Safety Hazards
Explosions (hazard #27)

This LP tank is being used in the house to operate a gas stove. Photo by Andy Moore
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Safety Hazards
Lighting (hazard #13)

Photo by David Tamny
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Safety Hazards
Lighting (hazard #13)

Photo by David Tamny
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Safety Hazards
Lighting (hazard #13)

Photo by David Tamny
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Health Hazards

Health hazards are sometimes obvious, but often are 

hidden, unseen or cannot be detected without 

specialized monitoring.

Many health hazards can be detected in a routine home 

inspection, while others require a specialty inspection.
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Health Hazards
Lead Paint (hazard #7)

Photo by David Tamny
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Health Hazards
Lead Paint (hazard #7)

Photo by David Tamny
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Health Hazards
Lead Paint (hazard #7)

Photo by David Tamny
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Health Hazards
Lead Paint (hazard #7)

Photo by David Tamny
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Health Hazards
Asbestos, Silica and other Man-Made Mineral Fibers 

(hazard #4)

Photo by David Tamny
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Health Hazards
Damp and Mold Growth (hazard #1)

Moisture intrusion resulted in a serious mold situation in this bathroom. 

Photo by Larry Crouch.
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Health Hazards
Carbon Monoxide and Fuel Combustion Products    

(hazard #6)

The homeowner cut an air return vent into the furnace air return duct to draw the cold air out of the 

furnace room, but it is less than 24” from the open vent hood for the gas water heater. CO could easily 

be sucked into the air return and spread through the home. Photo by Charlie Rice
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Health Hazards
Carbon Monoxide and Fuel Combustion Products    

(hazard #6)

Photo by David Tamny



66

Health Hazards
Carbon Monoxide and Fuel Combustion Products    

(hazard #6)

A completely rusted-through furnace flue pipe in a basement is cause for concern. Photo by Larry 

Crouch.



67

Health Hazards
Uncombusted Fuel Gas (hazard #9)

Fuel gas escaping into the atmosphere within 

the house.
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Health Hazards
Circulating Unclean Air

Photo by David Tamny
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Health Hazards
Radiation/Radon (hazard #8)

This category covers the threats to health from 

radon gas and related substances, primarily 

airborne, but also radon dissolved in water.
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Health Hazards
Volatile Organic Compounds (VOCs) (hazard #10)

Volatile organic compounds are a diverse group of 

organic chemicals which include formaldehyde, 

that are gaseous at room temperature, and are 

found in a wide variety of materials in the home.
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Health Hazards
Biocides (hazard #5)

Threats to health from those chemicals used to 

treat timber and mold growth in the home. While 

biocides include insecticides and rodenticides to 

control pest infestations, these are recognized 

separately, but not as part of a healthy homes 

assessment.
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Health Hazards
Domestic Hygiene, Pests and Refuse (hazard #15)

Photo by David Tamny
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Health Hazards
Domestic Hygiene, Pests and Refuse (hazard #15)

Photo by David Tamny
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Asthma is a chronic lung disease which strikes 
nearly 11% of Americans at some point during 
their lives.

There is a growing body of evidence concerning 
the connection between housing conditions and 
asthma.

Source: Addressing Asthma Triggers in the Home, May 2009.

Health Hazards
Allergens contributing to Asthma problems
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Health Hazards
Allergens contributing to Asthma problems

Common Allergens

• Mice

• Dust mites

• Molds/mildew

• Cockroaches

• Rats

• Household pets

• Outdoor allergens

Common Irritants

• Cleaning chemicals

• Environmental tobacco smoke

• Sprays/scents

• Indoor/Outdoor fumes 

(gas/wood burning stoves, 

diesel engines)

Home inspectors are in an excellent position to identify 

many of the common asthma triggers:
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Health Hazards
Water Supply (hazard #18)

Photo by David Tamny
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Health Hazards
Food Safety (hazard #16)

Threats of infection resulting from inadequacies in 

provision and facilities for the storage, 

preparation and cooking of food.
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Conclusions: Links between Home 

Inspections and S&HH

• These illustrations give you an idea of what can be found 

in homes across the country 

• Certified home inspectors find and identify these hazards 

every day – a million inspections each year

• These, and many, many more hazards can be eliminated 

through proper identification and remediation

• The key is to gain access to the home and conduct the 

initial safety and health assessment

• The safety and health assessment can easily be 

provided by certified home inspectors who receive added 

training in the assessment reporting tools



79

Contact information

• David Tamny, Immediate Past President 

David.Tamny@gmail.com

• Jeff Arnold, Executive Director, ASHI

JeffA@ASHI.org

• Randall Pence, Washington Lobbyist

Info@WashingtonLobbyists.com
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