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Summary 
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WHAT REALLY MATTERS IN A HOME INSPECTION 
 
 
Congratulations on buying your new home! 
 
The process can be stressful. A home inspection is supposed to give you peace of mind, but often has the opposite effect. You will be 
asked to absorb a lot of information in a short time. This often includes a written 
report, checklist, photographs, environmental reports, and what the inspector himself says during the 
inspection. All this combined with the seller's disclosure and what you notice yourself makes the experience 
even more overwhelming. What should you do? 
 
Relax. Most of your inspection will be maintenance recommendations, life expectancies and minor 
imperfections. These are nice to know about. However, the issues that really matter will fall into four 
categories: 
1. Major defects. An example of this would be a significant structural failure. 
 
2. Things that may lead to major defects. A small water leak coming from a piece of roof flashing, for 
example. 
 
3. Things that may hinder your ability to finance, legally occupy, or insure the home. Structural damaged 
caused by termite infestation, for example. 
 
4. Safety hazards. Such as a lack of GFCI-protection. 
 
Anything in these categories should be corrected. Often a serious problem can be corrected inexpensively to protect both life and 
property (especially in categories 2 and 4). 

Client(s): Sample Report
Property address: 111 Sample Lane

Inspection date: Saturday, October 19, 2013
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Most sellers are honest and are often surprised to learn of defects uncovered during an inspection. Realize that sellers are under no 
obligation to repair everything mentioned in the report. No home is perfect. 
Keep things in perspective. Don't kill your deal over things that don't matter. It is inappropriate to demand 
that a seller address deferred maintenance, conditions already listed on the seller's disclosure, or nit-picky. 
 
INTRODUCTION: 
The following numbered and attached pages are your home inspection report. The report includes pictures, information, and 
recommendations. This inspection was performed in accordance with the current Standards 
of Practice and Code of Ethics of the American Society of Home Inspectors. The Standards contain certain 
and very important limitations, exceptions, and exclusions to the inspection. A copy is available prior to, 
during, and after the inspection, and it is part of the report. The cost estimates and video are not part of the 
bargained-for report. 
 
SCOPE: 
This inspection complies and reflects with the provision of Act 114, Section 75, known as the PA Home 
Inspection Law. A home inspection is intended to assist in evaluating the overall condition of the dwelling. The 
inspection is based on observation of the visible, readily accessible and apparent condition of the structure and 
its components on this day. The results of this inspection are not intended to make any representation 
regarding the presence or absence of latent or concealed defects that are not reasonably ascertainable or 
readily accessible in a competently performed inspection. 
No warranty, guarantee, or insurance by Acadiana Quality Home Inspections is expressed or implied. This report does not include 
inspection for wood destroying insects, mold, lead or asbestos. A representative sampling of the building components is viewed in areas 
that are accessible at the time of the inspection. No destructive testing or dismantling of components is performed. Not all defects will 
be identified during this inspection. 
Unexpected repairs should be anticipated. 
The person conducting your inspection is not a licensed structural engineer or other professional whose 
license authorizes the rendering of an opinion as to the structural integrity of a building or its other component 
parts. 
You are advised to seek two professional opinions and acquire estimates of repair as to any defects, 
comments, improvements or recommendations mentioned in this report. We recommend that the professional 
making any repairs inspect the property further, in order to discover and repair related problems that were not 
identified in the report. We recommend that all repairs, corrections, and cost estimates be completed and 
documented prior to closing or purchasing the property. Feel free to hire other professionals to inspect the 
property prior to closing, including HVAC professionals, electricians, engineers, or roofers. 
 
HOME INSPECTOR COMPLIANCE STATEMENT: 
I represent that I am a full member in good standing of the National Association of Certified Home 
Inspectors (NACHI), www.nachi.org. Member #13021517 
I will conduct a home inspection of the previously mentioned property in accordance with the NACHI Code of 
Ethics and Standards of Practice and the Home Inspection Agreement. 
Cory Trahan – Owner of Acadiana Quality Home Inspections 

Concerns are shown and sorted according to these types:

 

Safety Poses a safety hazard

Major Defect Correction likely involves a significant expense

Repair/Replace Recommend repairing or replacing

Repair/Maintain Recommend repair and/or maintenance

Maintain Recommend ongoing maintenance

Evaluate Recommend evaluation by a specialist

Monitor Recommend monitoring in the future

Comment For your information
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General Information 

1  - Structures built prior to the mid 1980s may contain lead and/or asbestos. Lead is commonly found in paint and in 
some plumbing components. The EPA does not recognize newer coats of paint as encapsulating older coats of lead-based paint. 
Asbestos is commonly found in various building materials such as insulation, siding, and/or floor and ceiling tiles. Laws were passed in 
1978 to prohibit usage of lead and asbestos, but stocks of materials containing these substances remained in use for a number of 
years thereafter. Both lead and asbestos are known health hazards. Evaluating for the presence of lead and/or asbestos is beyond the 
scope of this inspection. Any mention of these materials in this report is made as a courtesy only, and meant to refer the client to a 
specialist. Consult with specialists as necessary, such as industrial hygienists, professional labs and/or abatement specialists for this 
type of evaluation. For information on lead, asbestos and other hazardous materials in homes, visit: 
http://www.reporthost.com/?EPA 
http://www.reporthost.com/?CPSC 
http://www.reporthost.com/?CDC  

2  - Some areas and items at this property were obscured by furniture, stored items, debris. This often includes but is not limited to 
walls, floors, windows, inside and under cabinets, under sinks, on counter tops, in closets, behind window coverings, under rugs or 
carpets, and under or behind furniture. Areas around the exterior, under the structure, in the garage and in the attic may also be 
obscured by stored items. The inspector in general does not move personal belongings, furnishings, carpets or appliances. When 
furnishings, stored items or debris are present, all areas or items that are obscured, concealed or not readily accessible are excluded 
from the inspection. The client should be aware that when furnishings, stored items or debris are eventually moved, damage or problems 
that were not noted during the inspection may be found.  

Grounds 

3  - Handrails at one or more flights of stairs were missing. This is a potential fall hazard. Handrails should be installed at stairs 
with four or more risers or where stairs are greater than 30 inches high. Recommend that a qualified contractor install handrails where 
missing and per standard building practices.  

4  - A peace of brick is missing from steps. This is a trip hazzarde and could possibly hurt somone.  

5  - Pavement sloped down towards building perimeters in one or more areas. This can result in water accumulating around 
building foundations or underneath buildings. Monitor these areas in the future, especially during and after periods of rain. If significant 
amounts of water are found to accumulate, then recommend that a qualified contractor evaluate and repair as necessary. For example, 
by installing drain(s) or removing old pavement and installing new.  

6  - The driveway sloped down towards the garage or house. This can result in water accumulating in the garage, around 
building foundations or underneath buildings, and is a conducive condition for wood-destroying organisms. Monitor these areas in the 
future, especially during and after periods of rain. If significant amounts of water are found to accumulate, then recommend that a 
qualified contractor evaluate and repair as necessary. For example, by installing drain(s) or removing and installing new pavement.  

7  - One or more large tree stumps were close to the building exterior. Wood-destroying insects such as carpenter ants nest in 
such stumps and are more likely to infest the building as a result. Recommend that large tree stumps within a few feet of the building 
be removed by a qualified tree service contractor.  

8  - One or more drains at stair bases appeared to be clogged or have been clogged in the past. Water may accumulate as a result. 
This is a conducive condition for wood-destroying organisms. Recommend that a qualified person evaluate and clean, repair or replace 
as necessary.  

9  - Minor deterioration (e.g. cracks, holes, settlement, heaving) was found in the driveway, but no trip hazards were found. The 
client may wish to have repairs made for cosmetic reasons.  

Exterior and Foundation 

10  - Many sections of siding and/or trim were missing. Recommend that a qualified person repair, replace or install siding or trim as 
necessary.  

11  - Fungal rot was found at one or more window sills, window frames and under the rear French door. Conducive conditions for rot 
should be corrected (e.g. wood-soil contact, reverse perimeter slope). Recommend that a qualified person repair as necessary. All 
rotten wood should be replaced.  

12  - One or more holes or gaps were found in siding or trim. Vermin, insects or water may enter the structure. Recommend that 
a qualified person repair as necessary.  

13  - Soil in a few areas of the home was in contact with or less than 6 inches from siding, trim or structural wood. This is a 
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conducive condition for wood-destroying organisms. Recommend grading or removing soil as necessary to maintain a 6-inch clearance. 
If not possible, then recommend replacing untreated wood with pressure-treated wood. Installation of borate-based products such as 
Impel rods can also reduce the likelihood of rot or infestation if soil cannot be removed. Note that damage from fungal rot and/or insects 
may be found when soil is removed, and repairs may be necessary.  

14  - Trees were in contact with or were close to the building at one or more locations. Damage to the building can occur, 
especially during high winds, or may have already occurred (see other comments in this report). Recommend that a qualified tree 
service contractor or certified arborist remove trees as necessary to prevent damage to the building exterior.  

Basement 

15  - Handrails at one or more flights of stairs were missing. This is a potential fall hazard. Handrails should be installed at stairs 
with four or more risers or where stairs are greater than 30 inches high. Recommend that a qualified contractor install handrails where 
missing and per standard building practices.  

16  - Evidence of prior water intrusion was found in one or more sections of the basement. For example, water stains or rust 
at support post bases, efflorescence on the foundation, etc. Accumulated water is a conducive condition for wood-destroying organisms 
and should not be present in the basement. Recommend reviewing any disclosure statements available and ask the property owner 
about past accumulation of water in the basement. The basement should be monitored in the future for accumulated water, especially 
after heavy and/or prolonged periods of rain. If water is found to accumulate, then recommend that a qualified contractor who specializes 
in drainage issues evaluate and repair as necessary. Typical repairs for preventing water from accumulating in basements include:

● Repairing, installing or improving rain run-off systems (gutters, downspouts and extensions or drain lines) 

● Improving perimeter grading 

● Repairing, installing or improving underground footing and/or curtain drains 

Ideally, water should not enter basements, but if water must be controlled after it enters the basement, then typical repairs include 
installing a sump pump.  

17  - Weatherstripping around one or more exterior doors was deteriorated, missing. Water may enter the building, or energy 
efficiency may be reduced. Recommend that a qualified person repair or replace weatherstripping as necessary.  

18  - Sealant or water-proofing coating was found on basement walls and/or floors. This may indicate that water has infiltrated or 
accumulated in the basement previously. Monitor the basement for excessive moisture conditions in the future, and review any 
disclosure statements related to accumulated moisture in the basement. Note that the inspector does not guarantee or warrant that 
water will not accumulate in the basement in the future.  

Roof 

19  - The roof surface was significantly deteriorated and appeared to be at or beyond its service life. It needs replacing now. 
This is a conducive condition for wood-destroying organisms. Consult with a qualified contractor to determine replacement options. Note 
that some structural repairs are often needed after old roof surfaces are removed and the structure becomes fully visible. Related roofing 
components such as flashings and vents should be replaced or installed as needed and per standard building practices.  

20  - Substandard repairs were found at one or more locations on the roof surface. Leaks can occur as a result. This is a 
conducive condition for wood-destroying organisms. Recommend that a qualified contractor evaluate and repair per standard building 
practices.  

21  - This asphalt or fiberglass composition roof surface appeared to have two or more layers of shingles. Additional layers of 
composition shingles typically last only 80% of their rated life, and the shingle manufacturer's warranty may be voided. The client should 
be aware that all layers of roofing will need to be removed when this roof surface needs replacing.  

22  - Extensions such as splash blocks or drain pipes for one or more downspouts were missing, poorly sloped, misaligned. Water 
can accumulate around the building foundation or inside crawl spaces or basements as a result. Recommend that a qualified person 
install, replace or repair extensions as necessary so rainwater drains away from the structure.  

23  - Asphalt or tar sealant has been applied to metal roofing in one or more areas. Moisture can become trapped between the 
metal and the sealant and may cause corrosion. It's also an indication that this roof may have leaked in the past and was repaired by 
someone other than a qualified contractor. Recommend having a qualified contractor evaluate and make repairs if necessary and per 
standard building practices.  

24  - One or more roof flashings were lifting, substandard, corroded, loose, deteriorated. Leaks can occur as a result. This is a 
conducive condition for wood-destroying organisms. Recommend that a qualified person repair as necessary.  

25  - One or more rubber or neoprene pipe flashings were loose or lifting. Leaks can result from windblown rain. This is a conducive 
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condition for wood-destroying organisms. Recommend that a qualified person repair as necessary to prevent leaks. For example, by 
nailing flashings down and sealing as necessary.  

26  - Some debris have accumulated in one or more gutters or downspouts. Gutters can overflow and cause water to come in 
contact with the building exterior, or water can accumulate around the foundation. This is a conducive condition for wood-destroying 
organisms. Recommend cleaning gutters and downspouts now and as necessary in the future.  

27  - Moss was growing on the roof. As a result, shingles can lift or be damaged. Leaks can result and/or the roof surface can fail 
prematurely. Efforts should be made to kill the moss during its growing season (wet months). Typically, zinc or phosphate-based 
chemicals are used for this and must be applied periodically. For information on various moss treatment products and their pros and 
cons, visit: 
http://www.reporthost.com/?MOSS  

28  - neighbors downspout is angled and is contributing to the water that is sitting in the driveway.  

Attic and Roof Structure 

29  - The roof decking was spongy, soft or springy in one or more areas when the inspector walked on those areas. This may 
be caused by deteriorated sheathing, damaged rafters or trusses, and/or otherwise substandard construction. Recommend that a 
qualified contractor evaluate and repair as necessary. 
 
The roof decking when examined from attic was aged and moister damaged. Recommendation that the decking be replaced when the 
shingles are replaced. Please contact a qualified contractor for further evaluation and repair. 
 
Moister meter showed 13% water on the decking which is medium amount of water. Moister should be under 5% in any home.  

30  - Fiberglass batt insulation with a vapor retarder was installed over existing insulation in one or more attic sections.The vapor 
retarder (typically a paper facing) should be installed to be directly in contact with the heated space below (paper side down). When 
installed over existing insulation, the vapor retarder can trap moisture from condensation in the cavity between the vapor retarder and the 
interior spaces. This can be a conducive condition for wood-destroying organisms. Recommend that a qualified person repair as 
necessary and per standard building practices. For example, by removing the insulation with the vapor retarder or replacing it with 
insulation with no vapor retarder. 
 
Note that the inspector was unable to evaluate areas obscured by insulation to determine if any damage (rot, insect infestation) has 
already occurred due to moisture accumulation. When repairs are made, recommend that the exposed structure be evaluated for 
damage by wood-destroying organisms, and repairs made if necessary.  

31  - No vapor retarder was visible in the attic. Such vapor retarders reduce the flow of moisture from living spaces below, up into the 
attic, and prevent damage from moisture. For example, fungal rot, mold, and ice dams on the roof. Vapor retarders are not a standard 
recommendation except for very cold regions and in cases where there is high humidity in the house during the winter. Based on 
conditions found during this inspection, recommend that a qualified contractor install a vapor barrier.  

32  - One or more attic access hatches or doors had no weatherstripping, or the weatherstripping was substandard. 
Weatherstripping should be installed around hatches or doors as necessary to prevent heated interior air from entering the attic. For 
more information, visit: 
http://www.reporthost.com/?ATTACC  

Garage or Carport 

33  - One or more gaps, areas with missing or substandard surface materials were found in the attached garage walls or ceilings. 
Current standard building practices call for wooden-framed ceilings and walls that divide the house and garage to provide limited fire-
resistance rating to prevent the spread of fire from the garage to the house. Recommend that a qualified person repair per standard 
building practices. For example, by patching openings or holes, firestopping holes or gaps with fire-resistant caulking, and/or installing 
fire-resistant wall covering (e.g. Type X drywall). For more information, visit: 
http://www.reporthost.com/?AGFR  

Electric 

34  - The inspector was unable to open and evaluate panel(s) #A because of water leaking into panel. These panel(s) are 
excluded from this inspection. Recommend that repairs, modifications and/or cleanup should be made as necessary so panels can be 
opened and fully evaluated.  

35  - Panel(s) #A were located in a closet. This is not an approved location for electric panels. Recommend that a qualified 
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electrician move the panel(s) or make repairs per standard building practices.  

36  - Panel(s) #A had inadequate working space. This is a safety hazard when opening or working in panels. Electric panels 
should have the following clearances:

● An open area 30 inches wide by 3 feet deep in front of the panel 

● 6 feet 6 inches of headroom in front of the panel 

● The wall below the panel is clear to the floor 

● The center of the grip of the operating handle of the switch or circuit breaker not more than 6 feet 7 inches above the floor or 
working platform 

Recommend that a qualified contractor repair or make modifications per standard building practices. If panels must be opened for 
repairs, then a qualified electrician should perform repairs.  

37  - Non-metallic sheathed wiring in the attic was routed on surfaces within 6 feet of one or more access hatches or doors, and 
was subject to damage. Wiring can be damaged when hatches are lifted and set aside, when stored items are moved into or out of the 
attic, etc. This is a potential shock and/or fire hazard. Recommend that a qualified electrician repair per standard building practices.  

38  - Wire splices were exposed and were not contained in a covered junction box. This is a potential shock or fire hazard. 
Recommend that a qualified electrician repair per standard building practices. For example, by installing permanently mounted junction 
boxes with cover plates where needed to contain wiring splices.  

39  - One or more electric receptacles (outlets) were incorrectly wired with "false grounds" where the receptacle's ground screw 
is connected to the neutral or white wire in the circuit. Such receptacles may appear to be grounded when they aren't. This is a shock 
hazard, and can damage equipment plugged into such receptacles. Recommend that a qualified electrician repair as necessary. For 
more information, visit: 
http://www.reporthost.com/?FLSGRND  

40  - One or more electric receptacles (outlets) had reverse-polarity wiring, where the hot and neutral wires were reversed. This is 
a shock hazard. Recommend that a qualified electrician repair as necessary. For more information, visit: 
http://www.reporthost.com/?RPR  

41  - One or more electric receptacles (outlets) were incorrectly wired with an open neutral. Recommend that a qualified 
electrician repair as necessary.  

42  - One or more cover plates, light fixtures, conduits or conduit fittings installed outside were loose, corroded, substandard. 
This is a potential shock and/or fire hazard. Recommend that a qualified electrician repair as necessary.  

43  - Based on the age of this structure and the appearance of existing smoke alarms, the alarms may have been installed 
more than 10 years ago. According to National Fire Protection Association, aging smoke alarms don't operate as efficiently and often 
are the source for nuisance alarms. Older smoke alarms are estimated to have a 30% probability of failure within the first 10 years. 
Newer smoke alarms do better, but should be replaced after 10 years. Unless you know that the smoke alarms are new, replacing them 
when moving into a new residence is also recommended by NFPA. For more information, visit: 
http://www.reporthost.com/?SMKALRMLS  

44  - No carbon monoxide alarms were visible. This is a potential safety hazard. Some states and/or municipalities require CO 
alarms to be installed for new construction and/or for homes being sold. Recommend installing approved CO alarms outside of each 
separate sleeping area in the immediate vicinity of the bedrooms on each level and in accordance with the manufacturer's 
recommendations. For more information, visit: 
http://www.reporthost.com/?COALRM  

45  - Branch circuit wiring installed in buildings built prior to the mid 1980s is typically rated for a maximum temperature of only 
60 degrees Celsius. This includes non-metallic sheathed (Romex) wiring, and both BX and AC metal-clad flexible wiring. Knob and tube 
wiring, typically installed in homes built prior to 1950, may be rated for even lower maximum temperatures. Newer electric fixtures 
including lighting and fans typically require wiring rated for 90 degrees Celsius. Connecting newer fixtures to older, 60-degree-rated 
wiring is a potential fire hazard. Repairs for such conditions may involve replacing the last few feet of wiring to newer fixtures with new 
90-degree-rated wire, and installing a junction box to join the old and new wiring. 
 
It is beyond the scope of this inspection to determine if such incompatible components are installed, or to determine the extent to which 
they're installed. Based on the age of this building, the client should be aware of this safety hazard, both for existing fixtures and when 
planning to upgrade with newer fixtures. Consult with a qualified electrician for repairs as necessary.  

46  - Few receptacles (outlets) were installed in one or more areas by modern standards. This can result in "octopus" wiring with 
extension cords, which is a fire hazard. Consult with a qualified electrician about upgrading circuits with additional receptacles per 
standard building practices.  

47  - One or more globes or covers for light fixtures were missing or damaged. Recommend replacing as necessary to avoid 
exposed bulbs. With closet lighting or where flammable stored objects are near light fixtures, missing or broken covers can be a fire 
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hazard.  

Plumbing / Fuel Systems 

48  - Copper water supply pipes were installed. Copper pipes installed prior to the late 1980s may be joined with solder that 
contains lead, which is a known health hazard especially for children. Laws were passed in 1985 prohibiting the use of lead in solder, 
but prior to that solder normally contained approximately 50% lead. The client should be aware of this, especially if children will be 
using this water supply system. Note that the inspector does not test for toxic materials such as lead. The client should consider 
having a qualified lab test for lead, and if necessary take steps to reduce or remove lead from the water supply. Various solutions 
include:

● Flush water taps or faucets. Do not drink water that has been sitting in the plumbing lines for more than 6 hours 

● Install appropriate filters at points of use 

● Use only cold water for cooking and drinking, as hot water dissolves lead more quickly than cold water 

● Use bottled or distilled water 

● Treat well water to make it less corrosive 

● Have a qualified plumber replace supply pipes and/or plumbing components as necessary 

For more information visit: 
http://www.reporthost.com/?LEADDW 
http://www.reporthost.com/?LEAD  

49  - One or more leaks were found in water supply pipes or fittings. A qualified plumber should evaluate and repair as 
necessary.  

50  - One or more leaks were found in waste pipes or fittings. A qualified plumber should evaluate and repair as necessary. 
 
Located on main waste pipe in the basement closet.  

51  - The copper water service pipe was embedded in concrete or masonry where it was routed through the foundation, and no 
protection from damage due to thermal expansion was visible. Copper pipes embedded in concrete or masonry should be wrapped with 
an approved tape or installed through a sleeve for abrasion protection. Recommend that a qualified contractor repair per standard 
building practices.  

52  - No expansion tank was installed for the water supply system. Expansion tanks are recommended when a property is on a 
public water supply system and the property's water system is "closed" via a pressure reducing valve (PRV), check valve, or backflow 
preventer. No room for expansion of water exists in this type of system. Thermal expansion occurs when water is heated during non-use 
periods. In a closed system with no provision for expansion, its effects can include:

● Backflow into the water main 

● Damage to water heater connections, gas water heater flue tubes and pumps serving washers and dishwashers 

● Leaking faucets 

● "Weeping" of water through the water heater temperature-pressure relief (TPR) valve 

● Noisy water hammer in the pipes 

Expansion tanks can eliminate these problems by giving water a place to go when thermal expansion occurs. When a water heating 
cycle ends, or when any fixture is opened within the system, the impact of thermal expansion is reduced, and water drains out of the 
expansion tank back into the system. Recommend that a qualified plumber install an expansion tank per standard building practices.  

Water Heater 

53  - No drain line was installed for the temperature-pressure relief valve. This is a potential safety hazard due to the risk of 
scalding if someone is standing next to the water heater when the valve opens. Recommend that a qualified plumber install a drain line 
per standard building practices.  

54  - The water heater is at 8 years old and was not heating properly at the time of inspection. Older water heaters that become 
unreliable should be replaced in the near future. The water tank holds 30 gallons.  
Cost estimate: $ 200 to 500  

55  - The water heater was installed in an unheated space on a concrete floor and was not resting on an insulated pad. The bottom 
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of the casing is likely to rust, and energy efficiency may be reduced. Recommend installing an insulated pad under the water heater.  

56  - The estimated useful life for most water heaters is 8-12 years. This water heater appeared to be at this age and/or its useful 
lifespan and may need replacing at any time. Recommend budgeting for a replacement in the near future, or considering replacement 
now before any leaks occur. The client should be aware that significant flooding can occur if the water heater fails. If not replaced now, 
consider having a qualified person install a catch pan and drain or a water alarm to help prevent damage if water does leak.  

Heating, Ventilation and Air Condition (HVAC) 

57  - The estimated useful life for most heat pumps and air conditioning condensing units is 10-15 years. This unit was 
manufactured in 1993 and is beyond the servicable age and/or its useful lifespan and may need replacing or significant repairs at any 
time. Recommend budgeting for a replacement in the near future.  

58  - The forced air heating or cooling system was cycling quickly. Also known as short cycling. Recommend that a qualified 
HVAC contractor evaluate and repair as necessary.  

59  - Insulation on the heat pump or air conditioning condensing unit's refrigerant lines was deteriorated or missing in some areas. 
This may result in reduced efficiency and increased energy costs. Recommend that a qualified person replace or install insulation as 
necessary.  

60  - The cooling fins at the air handler evaporator coils were damaged. Recommend that a qualified HVAC contractor repair fins as 
necessary.  

61  - Recommend replacing or washing HVAC filters upon taking occupancy depending on the type of filters installed. Regardless of 
the type, recommend checking filters monthly in the future and replacing or washing them as necessary. How frequently they need 
replacing or washing depends on the type and quality of the filter, how the system is configured (e.g. always on vs. "Auto"), and on 
environmental factors (e.g. pets, smoking, frequency of house cleaning, number of occupants, the season).  

62  - The cooling fins at the air handler evaporator coils were dirty. Recommend that a qualified person clean fins as necessary.  

63  - The outdoor air temperature was below 65 degrees Fahrenheit during the inspection. Air conditioning systems can be damaged 
if operated during such low temperatures. Because of this, the inspector was unable to operate and fully evaluate the cooling system.  

64  - A whole house fan was installed. These fans provide cooling for interior spaces by blowing hot interior air up into the attic and 
out through attic vents, and by drawing cooler air in from the outside through open windows. They are intented to operate only when the 
outside temperature is cooler than inside. Multiple windows should be opened to equal or exceed 3 times the area of the fan opening. If 
air conditioning is installed it should not be operated while the whole house fan is operated. These fans do not dehumidify. They may be 
noisy during operation. 
 
In some cases, additional attic venting is required for whole house fans to allow blown air to exit the attic. Attic vents should be kept 
clear at all times. Inadequate attic venting may result in attic air blowing through ceiling penetrations such as lights, or down through 
wall framing. It's beyond the scope of a home inspection to determine if attic venting is adequate. If concernced, review the fan's 
documentation and/or consult with a qualified contractor. 
 
Be aware of safety issues related to whole house fans. Injury can occur if people come in contact with fan blades or belts. Louvers 
should always be open and the area above the fan should be unobstructed during operation, otherwise the fan may overheat and pose a 
fire hazard. Items should never be stored on top of the fan. Negative interior air pressure can cause gas-fired appliances such as water 
heaters and clothes dryers to backdraft, or cause flame rollout or pilot lights to blow out. Carbon monoxide and/or fire hazards may 
result. Children should never be allowed to operate whole house fans. 
 
Whole house fans should be shut down during cooler months when not needed. This includes installing an insulated cover over the fan 
and turning power off to the the fan. 
 
The client should be aware that some routine maintenance is required for whole house fans such as lubrication, and tightening or 
replacing belts cleaning. Consult with a heating and cooling specialist on this. Note also that motors and other components have a 
limited lifespan. 
 
For more information visit: 
http://www.reporthost.com/?WHFAN  

65  - The whole house fan was controlled by a thermostat. Because of the ambient temperature at the time of the inspection and/or 
the thermostat controls, the inspector was unable to operate and fully evaluate the whole house fan. Its condition is unknown and it is 
excluded from this inspection. The client should be aware that the fan may need repairs or replacement.  

Kitchen 
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66  - One or more cabinets, drawers and/or cabinet doors were damaged or deteriorated. Recommend that a qualified person repair 
or replace as necessary.  

67  - Gaps, no caulk, or substandard caulking were found between countertops and backsplashes. Water may penetrate these 
areas and cause damage. Recommend that a qualified person repair as necessary. For example, by installing caulk.  

Bathrooms, Laundry and Sinks 

68  - The hot and cold water supplies appeared to be reversed at the sink at location(s) #A. Normally, cold water is controlled by the 
right faucet handle and hot by the left. For mixing faucets, cold is supplied with the handle to the right and hot when when the handle is 
to the left, or as indicated by the faucet's markings. At a minimum this is an inconvenience, but it can also result in accidental scalding. 
Recommend that a qualified plumber repair as necessary.  

69  - Caulk around the base of the toilet at location(s) #A was missing, substandard and/or deteriorated. Modern standards require 
caulk to be installed around the entire toilet base where it meets the floor for sanitary reasons. Without it, soiled water can soak into 
flooring and sub-floor materials if the toilet overflows. Condensation from the toilet can also soak into the flooring. Recommend that a 
qualified person caulk around toilet bases per standard building practices.  

Interior, Doors and Windows 

70  - One or more windows that were designed to open and close were not opening. Recommend that a qualified person repair 
windows as necessary so they open and close easily.  

71  - Crank handles at windows were not opening . Recommend that a qualified person replace handles or make repairs as 
necessary.  

72  - One or more bedrooms had windows that wouldn't open or were stuck shut. At least one window requires adequate egress 
in the event of a fire or emergency to allow escape or to allow access by emergency personnel. Recommend that a qualified contractor 
repair or make modifications per standard building practices. For more information, visit: 
http://www.reporthost.com/?EGRESS  

73  - There are several ceiling area's that are cracked and falling. Would advise to hire a licensed contractor to evaluate 
and make recommendations on threat of damage.  

74  - Floors in one or more areas were sagging or springy. This can be caused by over-spanned, undersized or too few joists or 
beams, or too few support posts. Recommend that a qualified contractor and/or engineer evaluate further. Repairs should be performed 
by a qualified contractor.  

75  - One or more exterior doors had minor damage and/or deterioration. Although serviceable, the client may wish to repair or 
replace such doors for appearances' sake.  

76  - Screens were missing from most windows. These windows may not provide ventilation during months when insects are active.  
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Website: http://www.acadiana.me 
Phone: (816) 446-7519 

Inspector: Cory Trahan 

  

Property Inspection Report 

This report published on Friday, October 16, 2015 1:15:04 PM CDT 

This report is the exclusive property of Acadiana Quality Home Inspections LLC and our client. Acadiana Quality Home Inspections is 
not responsible for misinterpretations by 3rd parties. The report is not transferable. The inspection was performed according to the 
NACHI Standards of Practice, which is included in this report. 

How to Read this Report 
This report is organized by the property's functional areas.  Within each functional area, descriptive information is listed first and is 
shown in bold type.  Items of concern follow descriptive information. Concerns are shown and sorted according to these types:

 

 

Client(s): Sample Report
Property address: 111 Sample Lane

Inspection date: Saturday, October 19, 2013

Safety Poses a safety hazard

Major Defect Correction likely involves a significant expense

Repair/Replace Recommend repairing or replacing

Repair/Maintain Recommend repair and/or maintenance

Maintain Recommend ongoing maintenance

Evaluate Recommend evaluation by a specialist

Monitor Recommend monitoring in the future

Comment For your information

General Information 

Page 1 of 30



Report number: 1113 
Time started: 9am 
Temperature during inspection: Cold 
Inspection fee: 0 
Type of building: 2 story 
Buildings inspected: One house 
Number of residential units inspected: 1 
Age of main building: 1941 
Occupied: Yes, Furniture or stored items were present 
Time finished: 12:30 pm 
Present during inspection: Client 
Client present for discussion at end of inspection: Yes 
Weather conditions during inspection: rained day before 
Source for main building age: Municipal records or property listing 

1)  Structures built prior to the mid 1980s may contain lead and/or asbestos. Lead is commonly found in paint and in 
some plumbing components. The EPA does not recognize newer coats of paint as encapsulating older coats of lead-based paint. 
Asbestos is commonly found in various building materials such as insulation, siding, and/or floor and ceiling tiles. Laws were passed in 
1978 to prohibit usage of lead and asbestos, but stocks of materials containing these substances remained in use for a number of 
years thereafter. Both lead and asbestos are known health hazards. Evaluating for the presence of lead and/or asbestos is beyond the 
scope of this inspection. Any mention of these materials in this report is made as a courtesy only, and meant to refer the client to a 
specialist. Consult with specialists as necessary, such as industrial hygienists, professional labs and/or abatement specialists for this 
type of evaluation. For information on lead, asbestos and other hazardous materials in homes, visit: 
http://www.reporthost.com/?EPA 
http://www.reporthost.com/?CPSC 
http://www.reporthost.com/?CDC 

2)  Some areas and items at this property were obscured by furniture, stored items, debris. This often includes but is not limited to 
walls, floors, windows, inside and under cabinets, under sinks, on counter tops, in closets, behind window coverings, under rugs or 
carpets, and under or behind furniture. Areas around the exterior, under the structure, in the garage and in the attic may also be 
obscured by stored items. The inspector in general does not move personal belongings, furnishings, carpets or appliances. When 
furnishings, stored items or debris are present, all areas or items that are obscured, concealed or not readily accessible are excluded 
from the inspection. The client should be aware that when furnishings, stored items or debris are eventually moved, damage or problems 
that were not noted during the inspection may be found.  

 

Limitations: Unless specifically included in the inspection, the following items and any related equipment, controls, electric systems 
and/or plumbing systems are excluded from this inspection: detached buildings or structures; fences and gates; retaining walls; 
underground drainage systems, catch basins or concealed sump pumps; swimming pools and related safety equipment, spas, hot tubs 
or saunas; whether deck, balcony and/or stair membranes are watertight; trees, landscaping, properties of soil, soil stability, erosion 
and erosion control; ponds, water features, irrigation or yard sprinkler systems; sport courts, playground, recreation or leisure 
equipment; areas below the exterior structures with less than 3 feet of vertical clearance; invisible fencing; sea walls, docks and 
boathouses; retractable awnings. Any comments made regarding these items are as a courtesy only. 
Site profile: Minor slope, Moderate slope 
Condition of driveway: Required repair, replacement and/or evaluation (see comments below) 

 
Photo 1-1 

 
Photo 1-2 

Grounds 
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Driveway material: Poured in place concrete 
Condition of sidewalks and/or patios: Appeared serviceable 
Sidewalk material: Poured in place concrete 
Condition of decks, porches and/or balconies: Appeared serviceable 
Deck, porch and/or balcony material: Concrete 
Condition of stairs, handrails and guardrails: Required repairs, replacement and/or evaluation (see comments below) 
Exterior stair material: Masonry 

3)  Handrails at one or more flights of stairs were missing. This is a potential fall hazard. Handrails should be installed at stairs 
with four or more risers or where stairs are greater than 30 inches high. Recommend that a qualified contractor install handrails where 
missing and per standard building practices.  

4)  A peace of brick is missing from steps. This is a trip hazzarde and could possibly hurt somone.  

5)  Pavement sloped down towards building perimeters in one or more areas. This can result in water accumulating around 
building foundations or underneath buildings. Monitor these areas in the future, especially during and after periods of rain. If significant 
amounts of water are found to accumulate, then recommend that a qualified contractor evaluate and repair as necessary. For example, 
by installing drain(s) or removing old pavement and installing new. 

6)  The driveway sloped down towards the garage or house. This can result in water accumulating in the garage, around 
building foundations or underneath buildings, and is a conducive condition for wood-destroying organisms. Monitor these areas in the 
future, especially during and after periods of rain. If significant amounts of water are found to accumulate, then recommend that a 
qualified contractor evaluate and repair as necessary. For example, by installing drain(s) or removing and installing new pavement.  

7)  One or more large tree stumps were close to the building exterior. Wood-destroying insects such as carpenter ants nest in 
such stumps and are more likely to infest the building as a result. Recommend that large tree stumps within a few feet of the building 
be removed by a qualified tree service contractor.  

8)  One or more drains at stair bases appeared to be clogged or have been clogged in the past. Water may accumulate as a result. 
This is a conducive condition for wood-destroying organisms. Recommend that a qualified person evaluate and clean, repair or replace 
as necessary. 

 
Photo 5-1 

 
Photo 5-2 

 
Photo 5-3 
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9)  Minor deterioration (e.g. cracks, holes, settlement, heaving) was found in the driveway, but no trip hazards were found. The 
client may wish to have repairs made for cosmetic reasons.  

 

Limitations: The inspector performs a visual inspection of accessible components or systems at the exterior. Items excluded from this 
inspection include below-grade foundation walls and footings; foundations, exterior surfaces or components obscured by vegetation, 
stored items or debris; wall structures obscured by coverings such as siding or trim. Some items such as siding, trim, soffits, vents and 
windows are often high off the ground, and may be viewed using binoculars from the ground or from a ladder. This may limit a full 
evaluation. Regarding foundations, some amount of cracking is normal in concrete slabs and foundation walls due to shrinkage and 
drying. Note that the inspector does not determine the adequacy of seismic reinforcement. 
Wall inspection method: Viewed from ground, from windows 
Condition of wall exterior covering: Required repairs, replacement and/or evaluation (see comments below) 
Apparent wall structure: Wood frame 
Wall covering: Vinyl 
Condition of foundation and footings: Appeared serviceable 
Apparent foundation type: Finished basement, Garage below 
Foundation/stem wall material: Concrete block 

10)  Many sections of siding and/or trim were missing. Recommend that a qualified person repair, replace or install siding or trim as 
necessary.  

11)  Fungal rot was found at one or more window sills, window frames and under the rear French door. Conducive conditions for rot 
should be corrected (e.g. wood-soil contact, reverse perimeter slope). Recommend that a qualified person repair as necessary. All 
rotten wood should be replaced. 

 
Photo 8-1 

 

Exterior and Foundation 

 
Photo 11-1 

 
Photo 11-2 
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12)  One or more holes or gaps were found in siding or trim. Vermin, insects or water may enter the structure. Recommend that 
a qualified person repair as necessary. 

 
Photo 11-3 

 
Photo 11-4 

 
Photo 11-5 

 

 
Photo 12-1 

 
Photo 12-2 

 
Photo 12-3 

 
Photo 12-4 
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13)  Soil in a few areas of the home was in contact with or less than 6 inches from siding, trim or structural wood. This is a 
conducive condition for wood-destroying organisms. Recommend grading or removing soil as necessary to maintain a 6-inch clearance. 
If not possible, then recommend replacing untreated wood with pressure-treated wood. Installation of borate-based products such as 
Impel rods can also reduce the likelihood of rot or infestation if soil cannot be removed. Note that damage from fungal rot and/or insects 
may be found when soil is removed, and repairs may be necessary. 

14)  Trees were in contact with or were close to the building at one or more locations. Damage to the building can occur, 
especially during high winds, or may have already occurred (see other comments in this report). Recommend that a qualified tree 
service contractor or certified arborist remove trees as necessary to prevent damage to the building exterior.  

 

Limitations: Structural components such as joists and beams, and other components such as piping, wiring and/or ducting that are 
obscured by under-floor insulation are also excluded from this inspection. Note that the inspector does not determine if support posts, 
columns, beams, joists, studs, trusses, etc. are of adequate size, spanning or spacing.  
 
The inspector does not guarantee or warrant that water will not accumulate in the basement in the future. Access to the basement 

 
Photo 12-5 

 

 
Photo 13-1 

 
Photo 13-2 

 
Photo 13-3 

 

Basement 
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during all seasons and during prolonged periods of all types of weather conditions (e.g. heavy rain, melting snow) would be needed to do 
so. The inspector does not determine the adequacy of basement floor or stairwell drains, or determine if such drains are clear or 
clogged. 
 
Note that all basement areas should be checked periodically for water intrusion, plumbing leaks and pest activity. 
Condition of exterior entry doors: Required repair, replacement and/or evaluation (see comments below) 
Exterior door material: Wood 
Condition of floor substructure above: Appeared serviceable 
Pier or support post material: Concrete 

15)  Handrails at one or more flights of stairs were missing. This is a potential fall hazard. Handrails should be installed at stairs 
with four or more risers or where stairs are greater than 30 inches high. Recommend that a qualified contractor install handrails where 
missing and per standard building practices.  

16)  Evidence of prior water intrusion was found in one or more sections of the basement. For example, water stains or rust at 
support post bases, efflorescence on the foundation, etc. Accumulated water is a conducive condition for wood-destroying organisms 
and should not be present in the basement. Recommend reviewing any disclosure statements available and ask the property owner 
about past accumulation of water in the basement. The basement should be monitored in the future for accumulated water, especially 
after heavy and/or prolonged periods of rain. If water is found to accumulate, then recommend that a qualified contractor who specializes 
in drainage issues evaluate and repair as necessary. Typical repairs for preventing water from accumulating in basements include:

● Repairing, installing or improving rain run-off systems (gutters, downspouts and extensions or drain lines) 

● Improving perimeter grading 

● Repairing, installing or improving underground footing and/or curtain drains 

Ideally, water should not enter basements, but if water must be controlled after it enters the basement, then typical repairs include 
installing a sump pump. 

17)  Weatherstripping around one or more exterior doors was deteriorated, missing. Water may enter the building, or energy 
efficiency may be reduced. Recommend that a qualified person repair or replace weatherstripping as necessary.  

 
Photo 16-1 

 
Photo 16-2 

 
Photo 16-3 

 
Photo 16-4 
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18)  Sealant or water-proofing coating was found on basement walls and/or floors. This may indicate that water has infiltrated or 
accumulated in the basement previously. Monitor the basement for excessive moisture conditions in the future, and review any 
disclosure statements related to accumulated moisture in the basement. Note that the inspector does not guarantee or warrant that 
water will not accumulate in the basement in the future. 

 

Limitations: The following items or areas are not included in this inspection: areas that could not be traversed or viewed clearly due to 
lack of access; solar roofing components. Any comments made regarding these items are made as a courtesy only. Note that the 
inspector does not provide an estimate of remaining life on the roof surface material, nor guarantee that leaks have not occurred in the 
roof surface, skylights or roof penetrations in the past. Regarding roof leaks, only active leaks, visible evidence of possible sources of 
leaks, and evidence of past leaks observed during the inspection are reported on as part of this inspection. The inspector does not 
guarantee or warrant that leaks will not occur in the future. Complete access to all roof and attic spaces during all seasons and during 
prolonged periods of all types of weather conditions (e.g. high wind and rain, melting snow) would be needed to do so. Regarding the 
roof drainage system, unless the inspection was conducted during and after prolonged periods of heavy rain, the inspector was unable 
to determine if gutters, downspouts and extensions performed adequately or were leak-free. 
Roof inspection method: Viewed from eaves on ladder 
Condition of roof surface material: Near, at or beyond service life 
Roof surface material: 3 tab shingle 
Roof type: Gable 
Apparent number of layers of roof surface material: Multiple 
Condition of exposed flashings: Required repair, replacement and/or evaluation (see comments below) 
Condition of gutters, downspouts and extensions: Serviceable with room for improvedment 

19)  The roof surface was significantly deteriorated and appeared to be at or beyond its service life. It needs replacing now. 
This is a conducive condition for wood-destroying organisms. Consult with a qualified contractor to determine replacement options. Note 
that some structural repairs are often needed after old roof surfaces are removed and the structure becomes fully visible. Related roofing 
components such as flashings and vents should be replaced or installed as needed and per standard building practices. 

 
Photo 18-1 

 
Photo 18-2 

Roof 

 
Photo 19-1 

 
Photo 19-2 
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20)  Substandard repairs were found at one or more locations on the roof surface. Leaks can occur as a result. This is a 
conducive condition for wood-destroying organisms. Recommend that a qualified contractor evaluate and repair per standard building 
practices.  

21)  This asphalt or fiberglass composition roof surface appeared to have two or more layers of shingles. Additional layers of 
composition shingles typically last only 80% of their rated life, and the shingle manufacturer's warranty may be voided. The client should 
be aware that all layers of roofing will need to be removed when this roof surface needs replacing. 

22)  Extensions such as splash blocks or drain pipes for one or more downspouts were missing, poorly sloped, misaligned. Water 
can accumulate around the building foundation or inside crawl spaces or basements as a result. Recommend that a qualified person 
install, replace or repair extensions as necessary so rainwater drains away from the structure. 

 
Photo 19-3 

 
Photo 19-4 

 
Photo 21-1 

 
Photo 21-2 

 
Photo 22-1 

 
Photo 22-2 
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23)  Asphalt or tar sealant has been applied to metal roofing in one or more areas. Moisture can become trapped between the 
metal and the sealant and may cause corrosion. It's also an indication that this roof may have leaked in the past and was repaired by 
someone other than a qualified contractor. Recommend having a qualified contractor evaluate and make repairs if necessary and per 
standard building practices. 

 
Photo 22-3 

 
Photo 22-4 

 
Photo 22-5 

 

 
Photo 23-1 

 
Photo 23-2 

 
Photo 23-3 

 
Photo 23-4 
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24)  One or more roof flashings were lifting, substandard, corroded, loose, deteriorated. Leaks can occur as a result. This is a 
conducive condition for wood-destroying organisms. Recommend that a qualified person repair as necessary.  

25)  One or more rubber or neoprene pipe flashings were loose or lifting. Leaks can result from windblown rain. This is a conducive 
condition for wood-destroying organisms. Recommend that a qualified person repair as necessary to prevent leaks. For example, by 
nailing flashings down and sealing as necessary. 

26)  Some debris have accumulated in one or more gutters or downspouts. Gutters can overflow and cause water to come in contact 
with the building exterior, or water can accumulate around the foundation. This is a conducive condition for wood-destroying organisms. 
Recommend cleaning gutters and downspouts now and as necessary in the future. 

27)  Moss was growing on the roof. As a result, shingles can lift or be damaged. Leaks can result and/or the roof surface can fail 
prematurely. Efforts should be made to kill the moss during its growing season (wet months). Typically, zinc or phosphate-based 
chemicals are used for this and must be applied periodically. For information on various moss treatment products and their pros and 
cons, visit: 
http://www.reporthost.com/?MOSS  

 
Photo 23-5 

 
Photo 23-6 

 
Photo 25-1 

 

 
Photo 26-1 

 
Photo 26-2 
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28)  neighbors downspout is angled and is contributing to the water that is sitting in the driveway. 

 

Limitations: The following items or areas are not included in this inspection: areas that could not be traversed or viewed clearly due to 
lack of access; areas and components obscured by insulation. Any comments made regarding these items are made as a courtesy 
only. The inspector does not determine the adequacy of the attic ventilation system. Complete access to all roof and attic spaces 
during all seasons and during prolonged periods of all types of weather conditions (e.g. high/low temperatures, high/low humidity, high 
wind and rain, melting snow) would be needed to do so. The inspector is not a licensed engineer and does not determine the adequacy 
of roof structure components such as trusses, rafters or ceiling beams, or their spacing or sizing. 
Attic inspection method: Partially traversed 
Condition of roof structure: Required repair, replacement and/or evaluation (see comments below) 
Roof structure type: Rafters 
Condition of insulation in attic (ceiling, skylight chase, etc.): Required repair, replacement and/or evaluation (see comments below)
Ceiling insulation material: Fiberglass roll or batt, Mineral wool loose fill 
Vermiculite insulation present: None visible 
Vapor retarder: None visible 
Condition of roof ventilation: Appeared serviceable 
Roof ventilation type: Gable end vents, Mechanical vents with powered fan, Mechanical vents with turbine 

29)  The roof decking was spongy, soft or springy in one or more areas when the inspector walked on those areas. This may 
be caused by deteriorated sheathing, damaged rafters or trusses, and/or otherwise substandard construction. Recommend that a 
qualified contractor evaluate and repair as necessary. 
 
The roof decking when examined from attic was aged and moister damaged. Recommendation that the decking be replaced when the 
shingles are replaced. Please contact a qualified contractor for further evaluation and repair. 
 
Moister meter showed 13% water on the decking which is medium amount of water. Moister should be under 5% in any home. 

 
Photo 28-1 

 
Photo 28-2 

Attic and Roof Structure 

 
Photo 29-1 

 
Photo 29-2 
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30)  Fiberglass batt insulation with a vapor retarder was installed over existing insulation in one or more attic sections.The vapor 
retarder (typically a paper facing) should be installed to be directly in contact with the heated space below (paper side down). When 
installed over existing insulation, the vapor retarder can trap moisture from condensation in the cavity between the vapor retarder and the 
interior spaces. This can be a conducive condition for wood-destroying organisms. Recommend that a qualified person repair as 
necessary and per standard building practices. For example, by removing the insulation with the vapor retarder or replacing it with 
insulation with no vapor retarder. 
 
Note that the inspector was unable to evaluate areas obscured by insulation to determine if any damage (rot, insect infestation) has 
already occurred due to moisture accumulation. When repairs are made, recommend that the exposed structure be evaluated for 
damage by wood-destroying organisms, and repairs made if necessary. 

31)  No vapor retarder was visible in the attic. Such vapor retarders reduce the flow of moisture from living spaces below, up into the 
attic, and prevent damage from moisture. For example, fungal rot, mold, and ice dams on the roof. Vapor retarders are not a standard 
recommendation except for very cold regions and in cases where there is high humidity in the house during the winter. Based on 
conditions found during this inspection, recommend that a qualified contractor install a vapor barrier.  

32)  One or more attic access hatches or doors had no weatherstripping, or the weatherstripping was substandard. Weatherstripping 
should be installed around hatches or doors as necessary to prevent heated interior air from entering the attic. For more information, 
visit: 
http://www.reporthost.com/?ATTACC 

 
Photo 29-3 

 

 
Photo 30-1 

 
Photo 30-2 
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Limitations: The inspector does not determine the adequacy of firewall ratings. Requirements for ventilation in garages vary between 
municipalities. 
Type: Garage 
Condition of garage vehicle door(s): Appeared serviceable 
Type of garage vehicle door: Roll 
Number of vehicle doors: 1 
Condition of automatic opener(s): Appeared serviceable 
Mechanical auto-reverse operable (reverses when meeting reasonable resistance during closing): Yes 
Condition of garage floor: Appeared serviceable 
Condition of garage interior: Required repair or evaluation (see comments below) 
Garage ventilation: Inadequate 

33)  One or more gaps, areas with missing or substandard surface materials were found in the attached garage walls or ceilings. 
Current standard building practices call for wooden-framed ceilings and walls that divide the house and garage to provide limited fire-
resistance rating to prevent the spread of fire from the garage to the house. Recommend that a qualified person repair per standard 
building practices. For example, by patching openings or holes, firestopping holes or gaps with fire-resistant caulking, and/or installing 
fire-resistant wall covering (e.g. Type X drywall). For more information, visit: 
http://www.reporthost.com/?AGFR 

 
Photo 32-1 

 

Garage or Carport 

 
Photo 33-1 

 
Photo 33-2 
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Limitations: The following items are not included in this inspection: generator systems, transfer switches, surge suppressors, 
inaccessible or concealed wiring; underground utilities and systems; low-voltage lighting or lighting on timers or sensors. Any 
comments made regarding these items are as a courtesy only. Note that the inspector does not determine the adequacy of grounding 
or bonding, if this system has an adequate capacity for the client's specific or anticipated needs, or if this system has any reserve 
capacity for additions or expansion. The inspector does not operate circuit breakers as part of the inspection, and does not install or 
change light bulbs. The inspector does not evaluate every wall switch or receptacle, but instead tests a representative number of them 
per various standards of practice. When furnishings, stored items or child-protective caps are present some receptacles are usually 
inaccessible and are not tested; these are excluded from this inspection. Receptacles that are not of standard 110 volt configuration, 
including 240-volt dryer receptacles, are not tested and are excluded. The functionality of, power source for and placement of smoke 
and carbon monoxide alarms is not determined as part of this inspection. Upon taking occupancy, proper operating and placement of 
smoke and carbon monoxide alarms should be verified and batteries should be changed. These devices have a limited lifespan and 
should be replaced every 10 years. The inspector attempts to locate and evaluate all main and sub-panels. However, panels are often 
concealed. If panels are found after the inspection, a qualified electrician should evaluate and repair if necessary. The inspector 
attempts to determine the overall electrical service size, but such estimates are not guaranteed because the overall capacity may be 
diminished by lesser-rated components in the system. Any repairs recommended should be made by a licensed electrician. 

 
Photo 33-3 

 
Photo 33-4 

 
Photo 33-5 

 
Photo 33-6 

 
Photo 33-7 

 
Photo 33-8 

Electric 
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Electric service condition: Required repair, replacement and/or evaluation (see comments below) 
Primary service type: Overhead 
Number of service conductors: 3 
Service voltage (volts): Not determined (components inaccessible or obscured) 
Estimated service amperage: Not determined (components inaccessible or obscured) 
Primary service overload protection type: Circuit breakers 
Service entrance conductor material: Not determined (components inaccessible or obscured) 
Main disconnect rating (amps): Not determined 
System ground: Not determined, not readily apparent 
Condition of main service panel: Required repair, replacement and/or evaluation (see comments below), Near, at or beyond service 
lifebecause of the extreame amount of rust on the pannel, it was deemed unsafe for the inspector to inspect. please contact a certified 
electrician to remove panel and install a new panel. 
Location of main service panel #A: Basement 
Location of main disconnect: Not determined (inaccessible or obscured, or not readily apparent) 
Condition of branch circuit wiring: Required repair, replacement and/or evaluation (see comments below) 
Solid strand aluminum branch circuit wiring present: Not determined (inaccessible or obscured, or panels not opened) 
Ground fault circuit interrupter (GFCI) protection present: Yes 
Arc fault circuit interrupter (AFCI) protection present: No 
Smoke alarms installed: yes tested 
Carbon monoxide alarms installed: No, recommend install 

34)  The inspector was unable to open and evaluate panel(s) #A because of water leaking into panel. These panel(s) are 
excluded from this inspection. Recommend that repairs, modifications and/or cleanup should be made as necessary so panels can be 
opened and fully evaluated. 

35)  Panel(s) #A were located in a closet. This is not an approved location for electric panels. Recommend that a qualified 
electrician move the panel(s) or make repairs per standard building practices.  

36)  Panel(s) #A had inadequate working space. This is a safety hazard when opening or working in panels. Electric panels 
should have the following clearances:

 
Photo 34-1 

 
Photo 34-2 

 
Photo 34-3 

 
Photo 34-4 
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● An open area 30 inches wide by 3 feet deep in front of the panel 

● 6 feet 6 inches of headroom in front of the panel 

● The wall below the panel is clear to the floor 

● The center of the grip of the operating handle of the switch or circuit breaker not more than 6 feet 7 inches above the floor or 
working platform 

Recommend that a qualified contractor repair or make modifications per standard building practices. If panels must be opened for 
repairs, then a qualified electrician should perform repairs.  

37)  Non-metallic sheathed wiring in the attic was routed on surfaces within 6 feet of one or more access hatches or doors, and 
was subject to damage. Wiring can be damaged when hatches are lifted and set aside, when stored items are moved into or out of the 
attic, etc. This is a potential shock and/or fire hazard. Recommend that a qualified electrician repair per standard building practices.  

38)  Wire splices were exposed and were not contained in a covered junction box. This is a potential shock or fire hazard. 
Recommend that a qualified electrician repair per standard building practices. For example, by installing permanently mounted junction 
boxes with cover plates where needed to contain wiring splices. 

39)  One or more electric receptacles (outlets) were incorrectly wired with "false grounds" where the receptacle's ground screw is 
connected to the neutral or white wire in the circuit. Such receptacles may appear to be grounded when they aren't. This is a shock 
hazard, and can damage equipment plugged into such receptacles. Recommend that a qualified electrician repair as necessary. For 
more information, visit: 
http://www.reporthost.com/?FLSGRND  

40)  One or more electric receptacles (outlets) had reverse-polarity wiring, where the hot and neutral wires were reversed. This is 
a shock hazard. Recommend that a qualified electrician repair as necessary. For more information, visit: 
http://www.reporthost.com/?RPR  

41)  One or more electric receptacles (outlets) were incorrectly wired with an open neutral. Recommend that a qualified 
electrician repair as necessary.  

42)  One or more cover plates, light fixtures, conduits or conduit fittings installed outside were loose, corroded, substandard. This 
is a potential shock and/or fire hazard. Recommend that a qualified electrician repair as necessary.  

43)  Based on the age of this structure and the appearance of existing smoke alarms, the alarms may have been installed 
more than 10 years ago. According to National Fire Protection Association, aging smoke alarms don't operate as efficiently and often 
are the source for nuisance alarms. Older smoke alarms are estimated to have a 30% probability of failure within the first 10 years. 
Newer smoke alarms do better, but should be replaced after 10 years. Unless you know that the smoke alarms are new, replacing them 
when moving into a new residence is also recommended by NFPA. For more information, visit: 
http://www.reporthost.com/?SMKALRMLS  

44)  No carbon monoxide alarms were visible. This is a potential safety hazard. Some states and/or municipalities require CO 
alarms to be installed for new construction and/or for homes being sold. Recommend installing approved CO alarms outside of each 
separate sleeping area in the immediate vicinity of the bedrooms on each level and in accordance with the manufacturer's 
recommendations. For more information, visit: 
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http://www.reporthost.com/?COALRM  

45)  Branch circuit wiring installed in buildings built prior to the mid 1980s is typically rated for a maximum temperature of only 
60 degrees Celsius. This includes non-metallic sheathed (Romex) wiring, and both BX and AC metal-clad flexible wiring. Knob and tube 
wiring, typically installed in homes built prior to 1950, may be rated for even lower maximum temperatures. Newer electric fixtures 
including lighting and fans typically require wiring rated for 90 degrees Celsius. Connecting newer fixtures to older, 60-degree-rated 
wiring is a potential fire hazard. Repairs for such conditions may involve replacing the last few feet of wiring to newer fixtures with new 
90-degree-rated wire, and installing a junction box to join the old and new wiring. 
 
It is beyond the scope of this inspection to determine if such incompatible components are installed, or to determine the extent to which 
they're installed. Based on the age of this building, the client should be aware of this safety hazard, both for existing fixtures and when 
planning to upgrade with newer fixtures. Consult with a qualified electrician for repairs as necessary.  

46)  Few receptacles (outlets) were installed in one or more areas by modern standards. This can result in "octopus" wiring with 
extension cords, which is a fire hazard. Consult with a qualified electrician about upgrading circuits with additional receptacles per 
standard building practices.  

47)  One or more globes or covers for light fixtures were missing or damaged. Recommend replacing as necessary to avoid exposed 
bulbs. With closet lighting or where flammable stored objects are near light fixtures, missing or broken covers can be a fire hazard. 

 

Limitations: The following items are not included in this inspection: private/shared wells and related equipment; private sewage 
disposal systems; hot tubs or spas; main, side and lateral sewer lines; gray water systems; pressure boosting systems; trap primers; 
incinerating or composting toilets; fire suppression systems; water softeners, conditioners or filtering systems; plumbing components 
concealed within the foundation or building structure, or in inaccessible areas such as below tubs; underground utilities and systems; 
overflow drains for tubs and sinks; backflow prevention devices. Any comments made regarding these items are as a courtesy only. 
Note that the inspector does not operate water supply or shut-off valves due to the possibility of valves leaking or breaking when 
operated. The inspector does not test for lead in the water supply, the water pipes or solder, does not determine if plumbing and fuel 
lines are adequately sized, and does not determine the existence or condition of underground or above-ground fuel tanks. 
Condition of service and main line: Appeared serviceable 
Water service: Public 
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Location of main water shut-off: Garage 
Condition of supply lines: Appeared serviceable 
Supply pipe material: Copper 
Condition of drain pipes: Appeared serviceable 
Drain pipe material: Plastic, Galvanized steel 
Condition of waste lines: Required repair, replacement and/or evaluation (see comments below) 
Waste pipe material: Plastic, Cast iron 
Sump pump installed: No 
Sewage ejector pump installed: No 
Condition of fuel system: Appeared serviceable 
Visible fuel storage systems: Above ground 
Location of main fuel shut-off valve: At gas meter 

48)  Copper water supply pipes were installed. Copper pipes installed prior to the late 1980s may be joined with solder that 
contains lead, which is a known health hazard especially for children. Laws were passed in 1985 prohibiting the use of lead in solder, 
but prior to that solder normally contained approximately 50% lead. The client should be aware of this, especially if children will be 
using this water supply system. Note that the inspector does not test for toxic materials such as lead. The client should consider 
having a qualified lab test for lead, and if necessary take steps to reduce or remove lead from the water supply. Various solutions 
include:

● Flush water taps or faucets. Do not drink water that has been sitting in the plumbing lines for more than 6 hours 

● Install appropriate filters at points of use 

● Use only cold water for cooking and drinking, as hot water dissolves lead more quickly than cold water 

● Use bottled or distilled water 

● Treat well water to make it less corrosive 

● Have a qualified plumber replace supply pipes and/or plumbing components as necessary 

For more information visit: 
http://www.reporthost.com/?LEADDW 
http://www.reporthost.com/?LEAD  

49)  One or more leaks were found in water supply pipes or fittings. A qualified plumber should evaluate and repair as necessary. 

50)  One or more leaks were found in waste pipes or fittings. A qualified plumber should evaluate and repair as necessary. 
 
Located on main waste pipe in the basement closet. 
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51)  The copper water service pipe was embedded in concrete or masonry where it was routed through the foundation, and no 
protection from damage due to thermal expansion was visible. Copper pipes embedded in concrete or masonry should be wrapped with 
an approved tape or installed through a sleeve for abrasion protection. Recommend that a qualified contractor repair per standard 
building practices. 

52)  No expansion tank was installed for the water supply system. Expansion tanks are recommended when a property is on a 
public water supply system and the property's water system is "closed" via a pressure reducing valve (PRV), check valve, or backflow 
preventer. No room for expansion of water exists in this type of system. Thermal expansion occurs when water is heated during non-use 
periods. In a closed system with no provision for expansion, its effects can include:

● Backflow into the water main 

● Damage to water heater connections, gas water heater flue tubes and pumps serving washers and dishwashers 

● Leaking faucets 

● "Weeping" of water through the water heater temperature-pressure relief (TPR) valve 

● Noisy water hammer in the pipes 

Expansion tanks can eliminate these problems by giving water a place to go when thermal expansion occurs. When a water heating 
cycle ends, or when any fixture is opened within the system, the impact of thermal expansion is reduced, and water drains out of the 
expansion tank back into the system. Recommend that a qualified plumber install an expansion tank per standard building practices.  

 

Limitations: Evaluation of and determining the adequacy or completeness of the following items are not included in this inspection: 
water recirculation pumps; solar water heating systems; Energy Smart or energy saver controls; catch pan drains. Any comments 
made regarding these items are as a courtesy only. Note that the inspector does not provide an estimate of remaining life on water 
heaters, does not determine if water heaters are appropriately sized, or perform any evaluations that require a pilot light to be lit or a 
shut-off valve to be operated. 
Condition of water heater: Appeared serviceable 
Type: Tank 
Energy source: Natural gas 
Temperature-pressure relief valve installed: Yes 
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Location of water heater: Garage 
Hot water temperature tested: No 
Condition of venting system: Appeared serviceable 

53)  No drain line was installed for the temperature-pressure relief valve. This is a potential safety hazard due to the risk of 
scalding if someone is standing next to the water heater when the valve opens. Recommend that a qualified plumber install a drain line 
per standard building practices. 

54)  The water heater is at 8 years old and was not heating properly at the time of inspection. Older water heaters that become 
unreliable should be replaced in the near future. The water tank holds 30 gallons.  
Cost estimate: $ 200 to 500 

55)  The water heater was installed in an unheated space on a concrete floor and was not resting on an insulated pad. The bottom of 
the casing is likely to rust, and energy efficiency may be reduced. Recommend installing an insulated pad under the water heater.  

56)  The estimated useful life for most water heaters is 8-12 years. This water heater appeared to be at this age and/or its useful 
lifespan and may need replacing at any time. Recommend budgeting for a replacement in the near future, or considering replacement 
now before any leaks occur. The client should be aware that significant flooding can occur if the water heater fails. If not replaced now, 
consider having a qualified person install a catch pan and drain or a water alarm to help prevent damage if water does leak.  

 

Limitations: The following items are not included in this inspection: humidifiers, dehumidifiers, electronic air filters; solar, coal or wood-
fired heat systems; thermostat or temperature control accuracy and timed functions; heating components concealed within the building 
structure or in inaccessible areas; underground utilities and systems; safety devices and controls (due to automatic operation). Any 
comments made regarding these items are as a courtesy only. Note that the inspector does not provide an estimate of remaining life on 
heating or cooling system components, does not determine if heating or cooling systems are appropriately sized, does not test coolant 
pressure, or perform any evaluations that require a pilot light to be lit, a shut-off valve to be operated, a circuit breaker to be turned "on" 
or a serviceman's or oil emergency switch to be operated. It is beyond the scope of this inspection to determine if furnace heat 
exchangers are intact and free of leaks. Condensation pans and drain lines may clog or leak at any time and should be monitored while 
in operation in the future. Where buildings contain furnishings or stored items, the inspector may not be able to verify that a heat source 
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is present in all "liveable" rooms (e.g. bedrooms, kitchens and living/dining rooms). 
General heating system type(s): Forced air 
General heating distribution type(s): Ducts and registers 
Condition of forced air heating/(cooling) system: Required repair, replacement and/or evaluation (see comments below) 
Forced air heating system fuel type: Natural gas 
Location of forced air furnace: Garage 
Location for forced air filter(s): None visible 
Condition of forced air ducts and registers: Appeared serviceable 
Condition of cooling system and/or heat pump: Near, at or beyond service life 
Cooling system and/or heat pump fuel type: Electric 
Location: rear exterior of home 
Type: Split system 
Condition of controls: Appeared serviceable 

57)  The estimated useful life for most heat pumps and air conditioning condensing units is 10-15 years. This unit was 
manufactured in 1993 and is beyond the servicable age and/or its useful lifespan and may need replacing or significant repairs at any 
time. Recommend budgeting for a replacement in the near future. 

58)  The forced air heating or cooling system was cycling quickly. Also known as short cycling. Recommend that a qualified 
HVAC contractor evaluate and repair as necessary.  

59)  Insulation on the heat pump or air conditioning condensing unit's refrigerant lines was deteriorated or missing in some areas. 
This may result in reduced efficiency and increased energy costs. Recommend that a qualified person replace or install insulation as 
necessary.  

60)  The cooling fins at the air handler evaporator coils were damaged. Recommend that a qualified HVAC contractor repair fins as 
necessary. 
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61)  Recommend replacing or washing HVAC filters upon taking occupancy depending on the type of filters installed. Regardless of 
the type, recommend checking filters monthly in the future and replacing or washing them as necessary. How frequently they need 
replacing or washing depends on the type and quality of the filter, how the system is configured (e.g. always on vs. "Auto"), and on 
environmental factors (e.g. pets, smoking, frequency of house cleaning, number of occupants, the season).  

62)  The cooling fins at the air handler evaporator coils were dirty. Recommend that a qualified person clean fins as necessary.  

63)  The outdoor air temperature was below 65 degrees Fahrenheit during the inspection. Air conditioning systems can be damaged 
if operated during such low temperatures. Because of this, the inspector was unable to operate and fully evaluate the cooling system.  

64)  A whole house fan was installed. These fans provide cooling for interior spaces by blowing hot interior air up into the attic and 
out through attic vents, and by drawing cooler air in from the outside through open windows. They are intented to operate only when the 
outside temperature is cooler than inside. Multiple windows should be opened to equal or exceed 3 times the area of the fan opening. If 
air conditioning is installed it should not be operated while the whole house fan is operated. These fans do not dehumidify. They may be 
noisy during operation. 
 
In some cases, additional attic venting is required for whole house fans to allow blown air to exit the attic. Attic vents should be kept 
clear at all times. Inadequate attic venting may result in attic air blowing through ceiling penetrations such as lights, or down through 
wall framing. It's beyond the scope of a home inspection to determine if attic venting is adequate. If concernced, review the fan's 
documentation and/or consult with a qualified contractor. 
 
Be aware of safety issues related to whole house fans. Injury can occur if people come in contact with fan blades or belts. Louvers 
should always be open and the area above the fan should be unobstructed during operation, otherwise the fan may overheat and pose a 
fire hazard. Items should never be stored on top of the fan. Negative interior air pressure can cause gas-fired appliances such as water 
heaters and clothes dryers to backdraft, or cause flame rollout or pilot lights to blow out. Carbon monoxide and/or fire hazards may 
result. Children should never be allowed to operate whole house fans. 
 
Whole house fans should be shut down during cooler months when not needed. This includes installing an insulated cover over the fan 
and turning power off to the the fan. 
 
The client should be aware that some routine maintenance is required for whole house fans such as lubrication, and tightening or 
replacing belts cleaning. Consult with a heating and cooling specialist on this. Note also that motors and other components have a 
limited lifespan. 
 
For more information visit: 
http://www.reporthost.com/?WHFAN  

65)  The whole house fan was controlled by a thermostat. Because of the ambient temperature at the time of the inspection and/or 
the thermostat controls, the inspector was unable to operate and fully evaluate the whole house fan. Its condition is unknown and it is 
excluded from this inspection. The client should be aware that the fan may need repairs or replacement.  

 

Limitations: The following items are not included in this inspection: coal stoves, gas logs, chimney flues (except where visible). Any 
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comments made regarding these items are as a courtesy only. Note that the inspector does not determine the adequacy of drafting or 
sizing in fireplace and stove flues, and also does not determine if prefabricated or zero-clearance fireplaces are installed in accordance 
with the manufacturer's specifications. The inspector does not perform any evaluations that require a pilot light to be lit, and does not 
light fires. The inspector provides a basic visual examination of a chimney and any associated wood burning device. The National Fire 
Protection Association has stated that an in-depth Level 2 chimney inspection should be part of every sale or transfer of property with a 
wood-burning device. Such an inspection may reveal defects that are not apparent to the home inspector who is a generalist. 

 

Limitations: The following items are not included in this inspection: household appliances such as stoves, ovens, cook tops, ranges, 
warming ovens, griddles, broilers, dishwashers, trash compactors, refrigerators, freezers, ice makers, hot water dispensers and water 
filters; appliance timers, clocks, cook functions, self and/or continuous cleaning operations, thermostat or temperature control 
accuracy, and lights. Any comments made regarding these items are as a courtesy only. Note that the inspector does not provide an 
estimate of the remaining life of appliances, and does not determine the adequacy of operation of appliances. The inspector does not 
note appliance manufacturers, models or serial numbers and does not determine if appliances are subject to recalls. Areas and 
components behind and obscured by appliances are inaccessible and excluded from this inspection. 
Condition of counters: Appeared serviceable 
Condition of cabinets: Required repair, replacement and/or evaluation (see comments below) 
Condition of sinks and related plumbing: Appeared serviceable 
Condition of under-sink food disposal: N/A (none installed) 
Condition of dishwasher: N/A (none installed) 
Condition of range, cooktop or oven: Appeared serviceable 
Range, cooktop or oven type: Electric 
Type of ventilation: Hood over range or cooktop 
Condition of refrigerator: Appeared serviceable 
Condition of built-in microwave oven: Appeared serviceable 

66)  One or more cabinets, drawers and/or cabinet doors were damaged or deteriorated. Recommend that a qualified person repair 
or replace as necessary.  

67)  Gaps, no caulk, or substandard caulking were found between countertops and backsplashes. Water may penetrate these areas 
and cause damage. Recommend that a qualified person repair as necessary. For example, by installing caulk. 

 

Limitations: The following items are not included in this inspection: overflow drains for tubs and sinks; heated towel racks, saunas, 
steam generators, clothes washers, clothes dryers. Any comments made regarding these items are as a courtesy only. Note that the 
inspector does not determine the adequacy of washing machine drain lines, washing machine catch pan drain lines, or clothes dryer 
exhaust ducts. The inspector does not operate water supply or shut-off valves for sinks, toilets, bidets, clothes washers, etc. due to the 
possibility of valves leaking or breaking when operated. The inspector does not determine if shower pans or tub and shower enclosures 
are water tight, or determine the completeness or operability of any gas piping to laundry appliances. 
Location #A: Full bath 
Condition of counters: Appeared serviceable 
Condition of cabinets: Appeared serviceable 
Condition of flooring: Appeared serviceable 
Condition of sinks and related plumbing: Appeared serviceable 
Condition of toilets: Appeared serviceable 

Kitchen 
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68)  The hot and cold water supplies appeared to be reversed at the sink at location(s) #A. Normally, cold water is controlled by the 
right faucet handle and hot by the left. For mixing faucets, cold is supplied with the handle to the right and hot when when the handle is 
to the left, or as indicated by the faucet's markings. At a minimum this is an inconvenience, but it can also result in accidental scalding. 
Recommend that a qualified plumber repair as necessary.  

69)  Caulk around the base of the toilet at location(s) #A was missing, substandard and/or deteriorated. Modern standards require 
caulk to be installed around the entire toilet base where it meets the floor for sanitary reasons. Without it, soiled water can soak into 
flooring and sub-floor materials if the toilet overflows. Condensation from the toilet can also soak into the flooring. Recommend that a 
qualified person caulk around toilet bases per standard building practices. 

 

Limitations: The following items are not included in this inspection: security, intercom and sound systems; communications wiring; 
central vacuum systems; elevators and stair lifts; cosmetic deficiencies such as nail-pops, scuff marks, dents, dings, blemishes or 
issues due to normal wear and tear in wall, floor and ceiling surfaces and coverings, or in equipment; deficiencies relating to interior 
decorating; low voltage and gas lighting systems. Any comments made regarding these items are as a courtesy only. Note that the 
inspector does not evaluate any areas or items which require moving stored items, furnishings, debris, equipment, floor coverings, 
insulation or similar materials. The inspector does not test for asbestos, lead, radon, mold, hazardous waste, urea formaldehyde 
urethane, or any other toxic substance. Some items such as window, drawer, cabinet door or closet door operability are tested on a 
sampled basis. The client should be aware that paint may obscure wall and ceiling defects, floor coverings may obscure floor defects, 
and furnishings may obscure wall, floor and floor covering defects. If furnishings were present during the inspection, recommend a full 
evaluation of walls, floors and ceilings that were previously obscured when possible. Determining the cause and/or source of odors is 
not within the scope of this inspection. 
Condition of exterior entry doors: Appeared serviceable, Required repair, replacement and/or evaluation (see comments below)Both 
rear doors need evaluating and repair. 
Exterior door material: Wood 
Condition of interior doors: Appeared serviceable 
Condition of windows and skylights: Appeared serviceable, Required repair, replacement and/or evaluation (see comments below) 
Type(s) of windows: Vinyl, Wood, Multi-pane, Single-pane 
Condition of walls and ceilings: Appeared serviceable, Required repairs, replacement and/or evaluation (see comments below) 
Wall type or covering: Drywall 
Ceiling type or covering: Drywall, Plaster 
Condition of flooring: Appeared serviceable 
Condition of concrete slab floor(s): Appeared serviceable 
Flooring type or covering: Carpet, Laminate 
Condition of stairs, handrails and guardrails: Appeared serviceable 

70)  One or more windows that were designed to open and close were not opening. Recommend that a qualified person repair 
windows as necessary so they open and close easily.  

71)  Crank handles at windows were not opening . Recommend that a qualified person replace handles or make repairs as 
necessary.  

72)  One or more bedrooms had windows that wouldn't open or were stuck shut. At least one window requires adequate egress 
in the event of a fire or emergency to allow escape or to allow access by emergency personnel. Recommend that a qualified contractor 
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repair or make modifications per standard building practices. For more information, visit: 
http://www.reporthost.com/?EGRESS 

73)  There are several ceiling area's that are cracked and falling. Would advise to hire a licensed contractor to evaluate 
and make recommendations on threat of damage. 
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74)  Floors in one or more areas were sagging or springy. This can be caused by over-spanned, undersized or too few joists or 
beams, or too few support posts. Recommend that a qualified contractor and/or engineer evaluate further. Repairs should be performed 
by a qualified contractor.  

75)  One or more exterior doors had minor damage and/or deterioration. Although serviceable, the client may wish to repair or 
replace such doors for appearances' sake.  

76)  Screens were missing from most windows. These windows may not provide ventilation during months when insects are active.  

 

Limitations: This report only includes findings from accessible and visible areas on the day of the inspection. In addition to the 
inaccessible areas documented in this report, examples of other inaccessible areas include: sub areas less than 18 inches in height; 
attic areas less than 5 feet in height, areas blocked by ducts, pipes or insulation; areas where locks or permanently attached covers 
prevent access; areas where insulation would be damaged if traversed; areas obscured by vegetation. All inaccessible areas are subject 
to infestation or damage from wood-destroying organisms. The inspector does not move furnishings, stored items, debris, floor or wall 
coverings, insulation, or other materials as part of the inspection, nor perform destructive testing. Wood-destroying organisms may 
infest, re-infest or become active at any time. No warranty is provided as part of this inspection. 
Visible evidence of active wood-destroying insects: No 
Visible evidence of active wood decay fungi: No 
Visible evidence of past wood-destroying insects: No 
Visible evidence of past wood decay fungi: No 
Visible evidence of damage by wood-destroying insects: No 
Visible evidence of damage by wood decay fungi: No 
Visible evidence of conditions conducive to wood-destroying organisms: Yes 

THE STANDARDS OF PRACTICE (abbreviated) 
2. PURPOSE AND SCOPE 2.2 Inspectors shall: A. adhere to the Code of Ethics of the American Society of 
Home Inspectors. B. inspect readily accessible, visually observable, installed systems and components listed in 
these Standards of Practice. C. report: 1. those systems and components inspected that, in the professional 
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judgment of the inspector, are not functioning properly, significantly deficient, unsafe, or are near the end of 
their service lives. 2. recommendations to correct, or monitor for future correction, the deficiencies reported in 
2.2.C.1, or items needing further evaluation. (Per Exclusion 13.2.A.5 inspectors are NOT required to determine 
methods, materials, or costs of corrections.) 3. reasoning or explanation as to the nature of the deficiencies 
reported in 2.2.C.1, that are not self-evident. 4. systems and components designated for inspection in these 
Standards of Practice that were present at the time of the home inspection but were not inspected and the 
reason(s) they were not inspected. 2.3 These Standards of Practice are not intended to limit inspectors from: A. 
including other inspection services or systems and components in addition to those required in Section 2.2.B. 
B. designing or specifying repairs, provided the inspector is appropriately qualified and willing to do so. C. 
excluding systems and components from the inspection if requested by the client. 
3. STRUCTURAL COMPONENTS 3.1 The inspector shall: A. inspect: 1. structural components including the 
foundation and framing. 2. by probing a representative number of structural components where deterioration is 
suspected or where clear indications of possible deterioration exist. Probing is NOT required when probing 
would damage any finished surface or where no deterioration is visible or presumed to exist. B. describe:1. the 
methods used to inspect under-floor crawl spaces and attics. 2. the foundation. 3. the floor structure. 4. the wall 
structure. 5. the ceiling structure. 6. the roof structure. 3.2 The inspector is NOT required to: A. provide any 
engineering or architectural services or analysis. B. offer an opinion as to the adequacy of any structural 
system or component. 
4. EXTERIOR 4.1 The inspector shall: A. inspect: 1. siding, flashing and trim. 2. all exterior doors. 3. 
attached or adjacent decks, balconies, stoops, steps, porches, and their associated railings. 4. eaves, soffits, 
and fascias where accessible from the ground level. 5. vegetation, grading, surface drainage, and retaining 
walls that are likely to adversely affect the building. 6. adjacent or entryway walkways, patios, and driveways. B. 
describe: 1. siding. 4.2 The inspector is NOT required to inspect: A. screening, shutters, awnings, and similar 
seasonal accessories. B. fences. C. geological and/or soil conditions. D. recreational facilities. E. outbuildings 
other than garages and carports. F. seawalls, break-walls, and docks. G. erosion control and earth stabilization 
measures. 
5. ROOFING 5.1 The inspector shall: A. inspect: 1. roofing materials. 2. roof drainage systems. 3. flashing. 
4. skylights, chimneys, and roof penetrations. B. describe: 1. roofing materials. 2. methods used to inspect the 
roofing. 5.2 The inspector is NOT required to inspect: A. antennae. B. interiors of flues or chimneys that are not 
readily accessible. C. other installed accessories. 6. PLUMBING 6.1 The inspector shall: A. inspect: 1. interior 
water supply and distribution systems including all fixtures and faucets. 2. drain, waste, and vent systems 
including all fixtures. 3. water heating equipment and hot water supply system. 4. vent systems, flues, and 
chimneys. 5. fuel storage and fuel distribution systems. 6. drainage sumps, sump pumps, and related piping. B. 
describe: 1. water supply, drain, waste, and vent piping materials. 2. water heating equipment including energy 
source(s). 3. location of main water and fuel shut-off valves. 6.2 The inspector is NOT required to: A. inspect: 
1. clothes washing machine connections. 2. interiors of flues or chimneys that are not readily accessible. 3. 
wells, well pumps, or water storage related equipment. 4. water conditioning systems. 5. solar water heating 
systems. 6. fire and lawn sprinkler systems. 7. private waste disposal systems. B. determine: 1. whether water 
supply and waste disposal systems are public or private. 2. water supply quantity or quality. C. operate 
automatic safety controls or manual stop valves. 
7. ELECTRICAL 7.1 The inspector shall: A. inspect: 1. service drop. 2. service entrance conductors, cables, 
and raceways. 3. service equipment and main disconnects. 4. service grounding. 5. interior components of 
service panels and sub panels. 6. conductors. 7. over current protection devices. 8. a representative number of 
installed lighting fixtures, switches, and receptacles. 9. ground fault circuit interrupters. B. describe: 1. 
amperage and voltage rating of the service. 2. location of main disconnect(s) and sub panels. 3. presence of 
solid conductor aluminum branch circuit wiring. 4. presence or absence of smoke detectors. 5. wiring methods. 
7.2 The inspector is NOT required to: A. inspect: 1. remote control devices. 2. alarm systems and components. 
3. low voltage wiring systems and components. 4. ancillary wiring systems and components. not a part of the 
primary electrical power distribution system. B. measure amperage, voltage, or impedance. 
8. HEATING 8.1 The inspector shall: A. open readily openable access panels. B. inspect: 1. installed heating 
equipment. 2. vent systems, flues, and chimneys. C. describe: 1. energy source(s). 2. heating systems. 8.2 The 
inspector is NOT required to: A. inspect: 1. interiors of flues or chimneys that are not readily accessible. 2. heat exchangers. 3. 
humidifiers or dehumidifiers. 4. electronic air filters. 5. solar space heating systems. B. 
determine heat supply adequacy or distribution balance. 
9. AIR CONDITIONING 9.1 The inspector shall: A. open readily openable access panels. B. inspect: 1. 
central and through-wall equipment. 2. distribution systems. C. describe: 1. energy source(s). 2. cooling 
systems. 9.2 The inspector is NOT required to: A. inspect electronic air filters. B. determine cooling supply 
adequacy or distribution balance. C. inspect window air conditioning units. 
10. INTERIORS 10.1 The inspector shall inspect: A. walls, ceilings, and floors. B. steps, stairways, and 
railings. C. countertops and a representative number of installed cabinets. D. a representative number of doors 
and windows. E. garage doors and garage door operators. 10.2 The inspector is NOT required to inspect: A. 
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paint, wallpaper, and other finish treatments. B. carpeting. C. window treatments. D. central vacuum systems. 
E. household appliances. F. recreational facilities. 
11. INSULATION & VENTILATION 11.1 The inspector shall: A. inspect: 1. insulation and vapor retarders in 
unfinished spaces. 2. ventilation of attics and foundation areas. 3. mechanical ventilation systems. B. describe: 
1. insulation and vapor retarders in unfinished spaces. 2. absence of insulation in unfinished spaces at 
conditioned surfaces. 11.2 The inspectoris NOT required to disturb insulation. 
12. FIREPLACES AND SOLID FUEL BURNING APPLIANCES 12.1 The inspector shall: A. inspect: 1. 
system components. 2. chimney and vents. B. describe: 1. fireplaces and solid fuel burning appliances. 2. 
chimneys. 12.2 The inspector is NOT required to: A. inspect: 1. interiors of flues or chimneys. 2. fire screens 
and doors. 3. seals and gaskets. 4. automatic fuel feed devices. 5. mantles and fireplace surrounds. 6. 
combustion make-up air devices. 7. heat distribution assists (gravity fed and fan assisted). B. ignite or 
extinguish fires. C. determine draft characteristics. D. move fireplace inserts and stoves or firebox contents. 
13. GENERAL LIMITATIONS AND EXCLUSIONS 13.1 General limitations: A. The inspector is NOT required 
to perform any action or make any determination not specifically stated in these Standards of Practice. B. 
Inspections performed in accordance with these Standards of Practice: 1. are not technically exhaustive. 2. are 
not required to identify concealed. conditions, latent defects, or consequential damage(s). C. These Standards 
of Practice are applicable to buildings with four or fewer dwelling units and their garages or carports. 13.2 
General exclusions: A. Inspectors are NOT required to determine: 1. conditions of systems or components that 
are not readily accessible. 2. remaining life expectancy of any system or component. 3. strength, adequacy, 
effectiveness, or efficiency of any system or component. 4. the causes of any condition or deficiency. 5. 
methods, materials, or costs of corrections. 6. future conditions including but not limited to failure of systems 
and components. 7. the suitability of the property for any specialized use. 8. compliance with regulatory 
requirements (codes, regulations, laws, ordinances, etc.). 9. market value of the property or its marketability. 
10. the advisability of purchase of the property. 11. the presence of potentially hazardous plants or animals 
including, but not limited to, wood destroying organisms or diseases harmful to humans including molds or 
mold-like substances. 12. the presence of any environmental hazards including, but not limited to, toxins, 
carcinogens, noise, and contaminants in soil, water, and air. 13. the effectiveness of any system installed or 
method utilized to control or remove suspected hazardous substances. 14. operating costs of systems or 
components. 15. acoustical properties of any system or component. 16. soil conditions relating to geotechnical 
or hydrologic specialties. B. Inspectors are NOT required to offer: 1. or perform any act or service contrary to 
law. 2. or perform engineering services. 3. or perform any trade or any professional. service other than home 
inspection. 4. warranties or guarantees of any kind. C. Inspectors are NOT required to operate: 1. any system 
or component that is shut down or otherwise inoperable. 2. any system or component that does not respond to 
normal operating controls. 3. shut-off valves or manual stop valves. D. Inspectors are NOT required to enter: 
1.any area that will, in the opinion of the inspector, likely be dangerous to the inspector or other persons or 
damage the property or its systems or components. 2. under-floor crawl spaces or attics that are not readily 
accessible. E. Inspectors are NOT required to inspect: 1. underground items including but not limited to 
underground storage tanks or other underground indications of their presence, whether abandoned or active. 2. 
items that are not installed. 3. installed decorative items. 4. items in areas that are not entered in accordance 
with 13.2.D. 5. detached structures other than garages and carports. 6. common elements or common areas in 
multi-unit housing, such as condominium properties or cooperative housing. F. Inspectors are NOT required to: 
1. perform any procedure or operation that will, in the opinion of the inspector, likely be dangerous to the 
inspector or other persons or damage the property or its systems or components. 2. describe or report on any 
system or component that is not included in the Standards and was not inspected. 3. move personal property, furniture, equipment, 
plants, soil, snow, ice, or debris. 4. dismantle any system or component. 
 
REPORT CONCLUSION & WALK-THROUGH 
 
CONCLUSION: 
We are proud of our service, and trust that you will be happy with the quality of our report. We have made every effort to provide you with 
an accurate assessment of the condition of the property and its components and to alert you to any significant defects or adverse 
conditions. However, we may not have tested every outlet, and opened every window and door, or identified every problem. Also 
because our inspection is essentially visual, latent defects could exist. We can not see behind walls. Therefore, you should not regard 
our inspection as a guarantee of warranty. It is simply a report on the general conditions of a property at a given point in time. As a 
homeowner, you should expect problems to occur. Roofs will leak, basements may have water problems, and systems may fail without 
warning. We can not predict future events. For these reasons, you should keep a comperhensive insurance policy current.  
This report was written exclusively for our client. It is not transferable to other people. The report is only supplemental to a seller's 
disclosure.  
Thank you for taking the time to read this report, and call us if you have any questions. We are always attempting to improve the quality 
of our service and our report.  
 
 

Acadiana Quality Home Inspections LLC Property Inspection Report

Sample Report
Saturday, October 19, 2013 111 Sample LanePage 29 of 30



 
PRE-CLOSING WALK THROUGH: 
The walk-through prior to closing is the time for the client to inspect the property. Conditions can change between the time of a home 
inspection and the time of closing. Restrictions that existed during the inspection may have been removed for the walk-through. Defects 
or problems that were not found during the home inspection may be discovered during the walk-through should be negotiated with the 
owner/seller of the property prior to closing. Purchasing the property with a known defect or problem releases the inspector of all 
responsibility. Client assumes responsibility for all known defects after settlement.  
The following are recommendations for the pre-closing walk through your new house. Consider hiring a 
certified home inspector to assist you. 
1. Check the heating and cooling system. Turn the thermostat to heat mode and turn the temperature setting 
up. Confirm that the heating system is running and making heat. Turn the thermostat to off and wait 20 
minutes. Turn the thermostat to cool mode and turn the temperature setting down. Confirm the condenser is 
spinning and the system is making cool air. The cooling system should not be checked if the temperature is 
below 60 degrees or if the temperature was below freezing the night before the walk-through. And you should 
not operate a heat pump in the heating mode when it is over 75 degrees outside. 
2. Operate all appliances. 
3. Run water at all fixtures and flush toilets. Look for plumbing leaks. 
4. Operate all exterior doors, windows, and locks. 
5. Test smoke and carbon monoxide detectors. 
6. Ask for all remote controls to any garage door openers, fans, gas fireplaces, etc. 
7. Inspect areas that may have been restricted at the time of the inspection. 
8. Ask seller questions about anything that was not covered during the home inspection. 
9. Ask seller about prior infestation treatment and warranties that may be transferable. 
10. Read the seller's disclosure. 
 
Sincerely, 
Cory Trahan, Owner/Inspector 
Acadiana Quality Home Inspections  
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