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Report Summary

Report Summary
The summary below consists of potentially significant findings. These findings can be a safety
hazard, a deficiency requiring a major expense to correct or items I would like to draw extra attention
to. The summary is not a complete listing of all the findings in the report, and reflects the opinion of
the inspector. Please review all pages of the report as the summary alone does not explain all of the
issues. All repairs should be done by a licensed & bonded tradesman or qualified professional. I
recommend obtaining a copy of all receipts, warranties and permits for the work done.
ROOF
Page 26 Item: 1 ROOF
The roof exhibits wear and granule loss consistent with age.
CONDITION
There are no signs of hail damage. There are also no signs of
product or installation defects. However, there are several
damaged shingles visible on the roof. Recommend licensed
roofer or qualified contractor examine and repair as needed.

Damaged shingles

Damaged shingles

Damaged shingles

Damaged shingles
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Page 27 Item: 3

PLUMBING
VENTS

1234 Sample Drive
The pipe jacks around the plumbing vents are damaged
and/or deteriorated. The resulting gaps around the base of
the vent pipes could be susceptible to moisture intrusion.
Recommend licensed roofer repair or replace to prevent leaks
and possible damage.
One of the plumbing vents on an east facing slope does not
extend at least 6" above the roof as required. Code requires
plumbing vents to terminate at least 6" above the roof or
above the snow depth that usually collects on the roof,
whichever is higher. This is to ensure the plumbing does not
become blocked with snow and ice. Blocked vents could
cause sewer gases to enter the home. Recommend licensed
plumber or qualified contractor examine and repair as needed.

Plumbing vent too low

Pipe jack around plumbing vent damaged

Pipe jack around plumbing vent damaged

Pipe jack around plumbing vent damaged

Page 28 Item: 6

CHANNELS

The roof to wall channel on the west facing slope is not
adequate. This could cause water to dam behind the shingles
and/or flashing resulting in roof leaks. Recommend licensed
roofer or qualified contractor examine and repair as needed.
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Roof to wall channel inadequate
Page 29 Item: 10 GUTTERS

The gutters are dirty. Standing water could lead to rusting
and leaking over an extended period. Recommend cleaning
to ensure adequate water flow to the downspouts.
The downspouts are not equipped with extensions. Water
deposited next to the home can exert hydrostatic pressure on
the foundation walls and could result in a wet basement or
crawlspace. Recommend installing extensions so that water
runoff is carried at least 4' away from the structure.
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Downspout extension missing

Downspout extension missing

Downspout extension missing

Downspout extension missing

Dirty gutter

Dirty gutter

CHIMNEY
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Page 31 Item: 1

CHIMNEY
CONDITION
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• The concrete chimney cap is cracked and damaged.
Recommend qualified contractor repair or replace as needed.

Chimney cap cracked and damaged
EXTERIOR CLADDING, WINDOWS, AND DOORS
Page 32 Item: 1 EXTERIOR
There is moisture damage visible on one of the east facing lap
CLADDING
boards. Recommend qualified contractor repair, prep, and
paint as needed.

Damaged siding
Page 32 Item: 3
GROUNDS
Page 33 Item: 1

EXTERIOR DOOR The patio slider is not equipped with a screen. Recommend
CONDITION
installing or replacing as needed.
DRIVEWAY

There is flaking and deteriorating concrete (known as
"spalling") visible in the driveway. Spalling concrete can only
be repaired if a bonding agent is used to ensure the new
concrete bonds with the old. Recommend qualified contractor
examine and repair or replace as needed.
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Spalling concrete
Page 34 Item: 6

DECK

1234 Sample Drive

Spalling concrete
There is moisture damage visible on the deck joists.
Recommend qualified contractor examine and repair as
needed.
The guardrails around the perimeter of the deck are loose.
Potential safety hazard. Recommend qualified contractor
examine and repair as needed.
There is significant moisture damage visible on the stair
stringers. Recommend qualified contractor examine and
repair as needed.
The TREX decking is peeling and deteriorating. Recommend
qualified contractor examine and repair as/if needed.
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Wood rot on deck joist

Wood rot on deck joist

Wood rot on deck joist

Wood rot on deck joist

Wood rot on stair stringer

Wood rot on stair stringer
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Wood rot on stair stringer
Page 35 Item: 7

FENCE
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Wood rot on stair stringer
There are numerous broken, damaged, and/or loose pickets.
Recommend replacing or securing as needed.
There are several damaged and/or detached fence rails.
Recommend repairing and/or securing as needed.
Some of the posts do not appear to be set in concrete. Posts
set in the ground are susceptible to moisture damage. At the
time of the inspection, several broken posts were observed.
Recommend qualified contractor examine and repair as
needed.

Detached fence rail
Page 36 Item: 8

GRADING

Broken fence post
There is negative grading on the south and east sides of the
home. Moisture pooling next to a structure can exert
hydrostatic pressure on the foundation walls and could result
in a wet basement or crawlspace. Recommend qualified
contractor evaluate and mitigate as needed. This will most
likely entail adding backfill and/or regrading to create the
proper pitch so that moisture is diverted away from the
structure. Proper pitch is generally considered 1" drop per
foot for 5' - 6'.
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Negative grading east side of home

Negative grading on south side of home

Page 37 Item: 11 WINDOW WELLS The window well on the south side of the home does not
appear to be deep enough. As a result, the basement could
be susceptible to moisture intrusion during heavy rains or
snows. Generally, there should be at least 6” of rock in the
base of the window well and at least 3” between the top of the
rock and the bottom of the window. Recommend deepening
the window well or installing a plastic cover to minimize the
amount of moisture entering the window well.
Page 37 Item: 12 HOSE BIBS
The hose bib on the west side of the home is not equipped
with an anti-siphon valve. This type of valve prevents
irrigation and/or dirty water from entering the home’s drinking
supply. Although not required when this home was built,
recommend licensed plumber or qualified contractor install.
The knob on the south facing hose bib is damaged or missing.
This makes opening and closing the valve very difficult.
Recommend repairing as needed.

Knob on south facing hose bib is missing
EXTERIOR ELECTRICAL
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Page 39 Item: 1

EXTERIOR
ELECTRICAL
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• The duplex outlet above the patio on the east side of the
home is inoperable. At the time of the inspection, there were
no breakers tripped in the electrical panel. In addition, there
were no GFCI outlets tripped in the home or garage.
Recommend licensed electrician repair as needed.
• The outlets on the west side of the home are not GFCI
protected. Potential safety hazard. Recommend licensed
electrician repair.

DETACHED GARAGE
Page 42 Item: 14 FRAMING AND
INSULATION

There is insulation installed between the wall studs in the
garage. The insulation is installed with the flammable paper
facing exposed. Potential safety hazard. There is a warning
label on the insulation that indicates the facing is flammable
and should be covered with gypsum board or other approved
building material. Recommend covering to ensure the garage
is safe.

Flammable paper facing exposed
ATTACHED GARAGE
Page 43 Item: 5 ELECTRICAL

The 4-plex outlet on the south wall is not GFCI protected as
required. Potential safety hazard. When this home was built,
electrical codes required all garage outlets to be GFCI
protected except if (1) the receptacles were not readily
accessible (e.g. a ceiling outlet powering an overhead door
opener); or (2) the outlets were single receptacles designated
for equipment not easily moved (e.g. freezer); or (3) the
outlets were duplex receptacles that were designated for two
fixed appliances. Since this outlet does not meet these
criteria, recommend licensed electrician repair.
There is exposed Romex wiring on the south wall. Potential
safety hazard. Recommend licensed electrician repair. This
will most likely entail enclosing the wiring in conduit.
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Exposed Romex wiring
Page 44 Item: 6

OVERHEAD
DOOR
CONDITION

The swing arm is detached from the door track. This prevents
the door from raising and lowering. Recommend qualified
contractor repair as needed.
One of the tension springs is broken. As a result, the weight
of the overhead door could cause damage to the opener.
Recommend qualified contractor examine and repair as
needed.

Swing arm detached
Page 44 Item: 9

FIREWALL

Tension springs broken
The holes in the ceiling and walls compromise the integrity of
the firewall between the garage and interior living spaces.
Potential safety hazard. Building codes require all garage
ceilings and any wall that abuts a living space to be finished
and free of holes. Recommend qualified contractor repair with
fire rated drywall, tape, and mud.
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Firewall compromised

Firewall compromised

Firewall compromised

Firewall compromised

Firewall compromised

Firewall compromised by unused dryer vent

KITCHEN
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Page 49 Item: 1

ELECTRICAL

Page 49 Item: 5

STOVE

Page 50 Item: 10 REFRIGERATOR
UPPER LEVEL MASTER BATH
Page 53 Item: 2 ELECTRICAL
OUTLET(S)
Page 53 Item: 4

SINK(S)

Page 53 Item: 6

SHOWER

Missing grout
Page 54 Item: 10 CABINET(S)
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Although not required when the home was built, recommend
installing GFCI outlets in the kitchen to reduce the risk of
shock.
The stove is not equipped with an anti-tip bracket. Potential
safety hazard. When installed, this device prevents the stove
from tipping forward when weight is placed on an open oven
door. Recommend qualified contractor install.
There is no water supply line extending to the refrigerator.
This renders the ice maker inoperable. Recommend qualified
contractor install a water line as needed.
The bathroom outlet has an open ground. Potential safety
hazard. Recommend licensed electrician examine and repair
as needed.
The sink stopper is missing. Recommend installing or
replacing as needed.
The grout between some of the shower tiles is cracked and
deteriorated. Recommend qualified contractor grout and/or
seal to prevent moisture intrusion and damage to the wall
board behind the tiles.

Missing grout
One or more of the drawers are damaged and/or missing.
Recommend qualified contractor examine and repair or
replace as needed.
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Drawers damaged and/or missing
Page 55 Item: 16 CEILING AND
WALLS

There is a hole in the wall behind the entry door. Recommend
qualified contractor repair, prep, and paint as needed.

Hole in wall behind entry door
UPPER LEVEL GUEST BATH
Page 56 Item: 4 SINK(S)

There is a constant drip at the sink faucet. Recommend
licensed plumber or qualified contractor repairing as needed.
The sink stopper is missing. Recommend installing or
replacing as needed.
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Constant drip at sink faucet
Page 57 Item: 6

SHOWER

The grout between some of the shower tiles is cracked and
deteriorated. Recommend qualified contractor grout and/or
seal to prevent moisture intrusion and damage to the wall
board behind the tiles.

Missing grout
Page 57 Item: 7

TOILET

LOWER LEVEL BATH
Page 59 Item: 4 SINK(S)

The toilet bowl is loose. Movement could cause the wax seal
to break and leak. Recommend securing and/or repairing as
needed.
The tail piece (e.g. vertical pipe between the sink basin and
“P” trap) is comprised of corrugated flexible piping. This type
of drain pipe is not permitted by Uniform Plumbing Codes as it
is susceptible to blockages. Recommend licensed plumber or
qualified contractor repair as needed.
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Corrugated piping
Page 60 Item: 7

TOILET

The toilet bowl is loose. Movement could cause the wax seal
to break and leak. Recommend securing and/or repairing as
needed.

MAIN LEVEL LIVING ROOM
Page 62 Item: 5 CLOSET(S)

The closet doors have been removed. Recommend installing
or replacing as needed.
UPPER LEVEL BEDROOM - NW CORNER
Page 66 Item: 5 CLOSET(S)
The closet doors have been removed. Recommend installing
or replacing as needed.
Page 66 Item: 7 CEILING AND
There is a hole in the wall behind the entry door. Recommend
WALLS
qualified contractor repair, prep, and paint as needed.
LOWER LEVEL FAMILY ROOM
Page 70 Item: 2 ELECTRICAL
The outlet on the south wall has reverse polarity (hot and
neutral wires reversed). Potential safety hazard.
Recommend licensed electrician repair.
The cover on the ceiling light is missing. Recommend
installing or replacing as needed.

Cover missing on ceiling light
Page 16 of 96

Brick and Mortar Home Inspections, Inc.
Page 71 Item: 7

CEILING AND
WALLS

1234 Sample Drive
There is moisture damage visible on the ceiling. Recommend
qualified contractor repair, prep, and paint as needed.

Moisture stains and damage visible on family room ceiling
Page 71 Item: 8

FLOOR
COVERING

The carpet is loose and buckled in several locations.
Recommend qualified contractor stretch and secure as
needed.
BASEMENT BEDROOM - SW CORNER
Page 72 Item: 2 ELECTRICAL
There are no outlets on the north and east walls. An
insufficient number of outlets could lead to the unsafe
substitution of extension cord wiring for permanent wiring.
Current electrical codes require outlets every 12’ on interior
walls and at least one outlet on walls greater than or equal to
2’. Recommend licensed electrician repair as needed.
The outlet on the south wall is loose. Movement could result
in loose connections and overheating. Potential safety
hazard. Recommend repairing and/or securing as needed.
Page 72 Item: 4 DOOR(S)
The entry door is not equipped with hardware. This prevents
the door from closing securely. Recommend installing as
needed.
Page 72 Item: 5 CLOSET(S)
The closet doors have been removed. Recommend installing
or replacing as needed.
BASEMENT BEDROOM - SE CORNER
Page 74 Item: 2 ELECTRICAL
There are no outlets on the east wall. An insufficient number
of outlets could lead to the unsafe substitution of extension
cord wiring for permanent wiring. Current electrical codes
require outlets every 12’ on interior walls and at least one
outlet on walls greater than or equal to 2’. Recommend
licensed electrician repair as needed.
Page 74 Item: 5 CLOSET(S)
The closet doors have been removed. Recommend installing
or replacing as needed.
BASEMENT BEDROOM - EAST FACING
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Page 76 Item: 2

ELECTRICAL

Page 76 Item: 4

DOOR(S)

Page 76 Item: 5

CLOSET(S)

INTERIOR AREAS
Page 78 Item: 1 STAIRS
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There are no outlets on the east and west walls. An
insufficient number of outlets could lead to the unsafe
substitution of extension cord wiring for permanent wiring.
Current electrical codes require outlets every 12’ on interior
walls and at least one outlet on walls greater than or equal to
2’. Recommend licensed electrician repair as needed.
The entry door strikes the casing. This makes it difficult to
open and close the door. Recommend qualified contractor
evaluate and repair as needed.
The closet doors have been removed. Recommend installing
or replacing as needed.
The stairs extending to the lower level are not equipped with a
handrail. Potential safety hazard. Current building codes
required a handrail to be installed 34" - 38" above the stair
treads. Recommend qualified contractor install as needed.
The carpet on the bottom treads has been removed.
Recommend replacing as needed.
The stairs extending to the basement are not equipped with a
handrail. Potential safety hazard. Current building codes
required a handrail to be installed 34" - 38" above the stair
treads. Recommend qualified contractor install as needed.
The carpet on the basement stairs is damaged. Recommend
qualified contractor examine and repair as needed.
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Handrail missing

Carpet removed

Handrail missing

Carpet damaged

Page 79 Item: 3

FIREPLACE(S)

Page 79 Item: 4

SMOKE ALARMS

Page 79 Item: 5

CARBON
MONOXIDE
ALARM(S)

There is soot and/or creosote buildup in the fireplace flue.
Potential safety hazard. Recommend licensed chimney
sweep clean and examine. (Note: The degree of soot buildup
could conceal cracks and/or other damage in the flue liner.)
The home is not equipped with smoke alarms. Potential
safety hazard. Building codes require smoke alarms in every
bedroom and in the common areas outside the bedrooms
(e.g. hallway, living room, etc.). In addition, there must be at
least one smoke alarm on every level of the home, including
the basement. Recommend qualified contractor install as
needed.
The home is not equipped with carbon monoxide alarms.
Potential safety hazard. Building codes require an alarm to be
installed within 15’ of every bedroom. Recommend installing
as needed.

ATTIC
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Page 80 Item: 3

Page 80 Item: 4

Page 81 Item: 8
BASEMENT
Page 82 Item: 1

INSULATION

At a depth of 4" - 6", attic insulation is average for a home
built in 1983 but could be improved. Generally, a minimum
depth of 10” – 14” is recommended to attain an “R” value of
38. Recommend qualified contractor evaluate and insulate as
needed.
VENTILATION
The attic is equipped with roof vents only. Typically, homes
are equipped with a combination of high and low venting (e.g.
roof and soffit vents, gable and soffit vents, ridge and soffit
vents, ridge and gable vents, etc.) to encourage convective air
movement through the attic. Insufficient ventilation can (1)
reduce the life expectancy of the roof covering; (2) make it
difficult to cool the home during the warm summer months;
and (3) cause condensation to form in the cold winter months.
Recommend qualified contractor evaluate and ventilate as
needed.
EXHAUST FAN(S) The fan in the hallway bathroom is exhausted into the attic.
Recommend extending the exhaust hose to a vent so that
moisture is deposited outside.
PERMIT

The basement was finished after the home was constructed;
however, there is no permit on file with the building
department. Recommend obtaining a retroactive permit to
ensure the basement complies with applicable building codes.

PLUMBING - WATER HEATER
Page 84 Item: 3 AGE

Page 85 Item: 9
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STORAGE TANK

The water heater 12 years old. The average life expectancy
for a gas fired water heater is 8 - 12 years. Although
functioning at the time of the inspection, the water heater
could be nearing the end of its useful life.
There is rust and corrosion visible around the water inlet on
top of the tank. Although there were no leaks visible at the
time of the inspection, the inlet could begin leaking at any
time. Recommend licensed plumber or qualified contractor
examine and repair as needed.

Rust and corrosion around water inlet
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Page 85 Item: 10 COMBUSTION
AIR

1234 Sample Drive
The utility room is not equipped with suffuicient combustion
air. Insufficient combustion air can cause back venting in the
flue pipe, allowing combustible byproducts (including carbon
monoxide) to enter the home. Potential safety hazard.
Recommend licensed contractor evaluate and ventilate the
utility room as needed. This will most likely entail installing a
louvered door and/or wall vents.

Inadequate combustion air
Page 86 Item: 12 PERMIT

The permit for the water heater is voided. This means the
final inspection and approval were not completed by the
building department. Recommend obtaining a "final" status to
ensure the water heater complies with applicable plumbing
codes.

Water heater failed final inspection
PLUMBING - OTHER
Page 87 Item: 1 WATER
PRESSURE

Water pressure, typically set between 50 - 70 psi, is elevated
at 80 psi. Pressure at or above 80 psi can cause damage to
water supply piping, valves, and fixtures. Recommend
licensed plumber or qualified contractor evaluate and repair
as needed. This will most likely entail adjusting or replacing
the water pressure regulator.
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Water pressure too high (80 psi)
Page 88 Item: 4

WATER SUPPLY
LINES

Polybutylene water lines

The home is equipped with polybutylene water lines.
Polybutylene is a form of plastic resin that was used
extensively in the manufacture of water supply piping from
1978 until 1995. Due to the low cost of the material and ease
of installation, polybutylene piping systems were viewed as
"the pipe of the future" and were used as a substitute for
traditional copper piping. However, polybutylene pipes have a
history of failure and have been the focus of a class action
lawsuit. Typically, the pipes can fail in two ways. First, the
pipes can fail at the connectors. Second, it is believed that
oxidants in the public water supplies such as chlorine and
fluoride react with the polybutylene pipes causing them to
scale, flake, and become brittle. The resulting micro-fractures
can reduce the basic structural integrity of the system. Thus,
the system can become weak and fail without warning years
after it was installed. Recommend licensed plumber or
qualified contractor evaluate and replace as needed.

Polybutylene water lines

HEATING - FURNACE
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Page 90 Item: 2

AGE

Page 90 Item: 5

FURNACE

Page 90 Item: 7

PERMIT

COOLING - AIR CONDITIONER
Page 91 Item: 1 COOLING
SYSTEM
Page 91 Item: 2

CONDENSING
UNIT

Page 91 Item: 3

REFRIGERANT
LINES
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The furnace is 18 years old. The average life expectancy for
a gas fired forced air furnace is 15 - 25 years. Although
functioning at the time of the inspection, the furnace could be
nearing the end of its useful life.
The furnace is very dirty and does not appear to have been
cleaned and serviced in number of years. Recommend
licensed HVAC technician clean and service.
The furnace is not permitted. Typically, we would recommend
obtaining a retroactive permit to ensure the furnace complies
with applicable HVAC codes. However, this may not be
reasonable or feasible given the amount of time that has
lapsed (18 years) since the furnace was installed.
Recommend consulting the building department.
The air conditioner is 8 years old. The average life
expectancy for a central air conditioning system is 10 – 15
years. Although functioning at the time of the inspection, the
cooling system could be nearing the end of its useful life.
The condenser fins are dirty. The purpose of the condenser
fins is to dissipate the heat from the coolant that flows through
the coil. Even a modest amount of dirt and debris can
significantly reduce the efficiency of the cooling system.
Recommend licensed HVAC technician clean and service.
The insulation on the refrigerant lines is missing. Inadequate
or missing insulation can cause the refrigerant lines to gain
heat from ambient air. This causes the compressor to operate
less efficiently. Recommend installing as needed.

Insulation on refrigerant lines missing
ELECTRICAL
Page 94 Item: 1

MAIN PANEL

Insulation on refrigerant lines missing

• There are “knock outs” missing in the panel cover. Potential
safety hazard. This is where circuits are no longer used and
the breakers have been removed but the openings in the
panel have not been covered. All openings in the panel cover
should be sealed as there is still power flowing to the area and
touching it could result in a severe shock. Recommend
installing covers.
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Knockouts missing in panel cover
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INSPECTION SITE AND DETAILS
INTRODUCTION:
We appreciate the opportunity to conduct this inspection for you! Please carefully read your entire
Inspection Report. Call us after you have reviewed your report, so we can go over any questions
you may have. Remember, when the inspection is completed and the report is delivered, we are still
available to you for any questions you may have, throughout the entire closing process.
Properties being inspected do not "Pass" or "Fail.” - The following report is based on an inspection
of the visible portion of the structure; inspection may be limited by vegetation and possessions.
Depending upon the age of the property, some items like GFCI outlets may not be installed; this
report will focus on safety and function, not current code. This report identifies specific non-code,
non-cosmetic concerns that the inspector feels may need further investigation or repair.
For your safety and liability purposes, we recommend that licensed contractors evaluate and repair
any critical concerns and defects. Note that this report is a snapshot in time. We recommend that
you or your representative carry out a final walk-through inspection immediately before closing to
check the condition of the property, using this report as a guide.
1. Attendees
In Attendance: Inspector only
2. Occupancy
Occupancy: Occupied - Heavy volume of personal and household items observed. • Access to
some items such as electrical outlets, windows, wall/floor surfaces, and cabinet interiors was
restricted by furniture, storage items, and/ or personal belongings. As a result, those items could
not be inspected and are excluded from the report.
3. Type and Style of Home
Home Type: Single Family Home; Split-Level
4. Orientation of Home
Materials: Front of Home Faces West
5. Type and Style of Garage
Materials: Built-In; 1-Car • Detached; 1-Car
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ROOF
As with all areas of the house, we recommend that you carefully examine the roof immediately prior
to closing the deal. Note that walking on a roof voids some manufacturer’s warranties. Adequate
attic ventilation, solar / wind exposure, and organic debris all affect the life expectancy of a roof.
Always ask the seller about the age and history of the roof. On any home that is over 3 years old,
experts recommend that you obtain a roof certification from an established local roofing company to
determine its serviceability and the number of layers on the roof. We certainly recommend this for
any roof over 5 years of age. Metal roofs in snow areas often do not have gutters and downspouts,
as there is a concern that snow or ice cascading off the roof may tear gutters from the house.
Likewise, be advised that such cascading may cause personal injury or even death. If this house
has a metal roof, consult with qualified roofers or contractors regarding the advisability of installing a
damming feature which may limit the size and amount of snow / ice sliding from the roof.
1. ROOF CONDITION
Materials:
The asphalt shingles were inspected from the roof.
Observations:
Permit data on file with the Pikes Peak Regional Building Department shows the roof was installed
in January 2008. The permit has a "final" status meaning the final inspection and approval were
completed by the building department.
The roof is in serviceable condition. There are no signs of hail or wind damage. There are also no
signs of product or installation defects.
The roof exhibits wear and granule loss consistent with age. There are no signs of hail damage.
There are also no signs of product or installation defects. However, there are several damaged
shingles visible on the roof. Recommend licensed roofer or qualified contractor examine and repair
as needed.

Damaged shingles

Damaged shingles
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Damaged shingles

1234 Sample Drive

Damaged shingles

2. FLASHING
Observations:
The roof flashing is adequate and there are no signs of adverse conditions.
3. PLUMBING VENTS
Observations:
The pipe jacks around the plumbing vents are damaged and/or deteriorated. The resulting gaps
around the base of the vent pipes could be susceptible to moisture intrusion. Recommend licensed
roofer repair or replace to prevent leaks and possible damage.
One of the plumbing vents on an east facing slope does not extend at least 6" above the roof as
required. Code requires plumbing vents to terminate at least 6" above the roof or above the snow
depth that usually collects on the roof, whichever is higher. This is to ensure the plumbing does not
become blocked with snow and ice. Blocked vents could cause sewer gases to enter the home.
Recommend licensed plumber or qualified contractor examine and repair as needed.

Plumbing vent too low

Pipe jack around plumbing vent damaged
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Pipe jack around plumbing vent damaged

1234 Sample Drive

Pipe jack around plumbing vent damaged

4. GAS VENTS
Observations:
The gas vent is in good condition. More specifically, the gas vent is free of rust, corrosion, and/or
damage. In addition, the gas vent stack is equipped with a storm collar that is adequately sealed.
Finally, the gas vent cap is present and free of damage.
5. OTHER VENTS
Observations:
The roof vents are in serviceable condition. There are no signs of hail or wind damage. There are
also no signs of product or installation defects.
6. CHANNELS
Observations:
The roof to wall channel on the west facing slope is not adequate. This could cause water to dam
behind the shingles and/or flashing resulting in roof leaks. Recommend licensed roofer or qualified
contractor examine and repair as needed.

Roof to wall channel inadequate
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7. VALLEYS
Observations:
The valleys are not visible (e.g. covered by asphalt shingles).
8. CHIMNEY CRICKET
Observations:
The roof is equipped with a chimney cricket. A chimney cricket is designed to divert water, snow,
and debris around the chimney. It is typically installed on roofs where the width of the chimney is
greater than 30". When the chimney is at the bottom of a roof slope, moisture and debris can
accumulate behind the chimney. This can cause moisture from rain and melting snow to work its
way under the shingles and leak into the home. At the time of the inspection, the chimney cricket
was in satisfactory condition and there were no signs of water intrusion and/or damage.
9. SKYLIGHTS
Observations:
N/A.
10. GUTTERS
Observations:
The gutters are dirty. Standing water could lead to rusting and leaking over an extended period.
Recommend cleaning to ensure adequate water flow to the downspouts.
The downspouts are not equipped with extensions. Water deposited next to the home can exert
hydrostatic pressure on the foundation walls and could result in a wet basement or crawlspace.
Recommend installing extensions so that water runoff is carried at least 4' away from the structure.

Downspout extension missing

Downspout extension missing
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Downspout extension missing

Downspout extension missing

Dirty gutter

Dirty gutter
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CHIMNEY
1. CHIMNEY CONDITION
Observations:
• The concrete chimney cap is cracked and damaged. Recommend qualified contractor repair or
replace as needed.

Chimney cap cracked and damaged
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EXTERIOR CLADDING, WINDOWS, AND
DOORS
This section describes the exterior wall coverings and trim. Inspectors are required to inspect the
exterior wall coverings, flashing, trim, all exterior doors, the stoops, steps porches and their
associated railings, any attached decks and balconies and eaves, soffits and fascias accessible from
ground level.
1. EXTERIOR CLADDING
Materials:
The home is equipped with a combination of brick veneer and masonite siding over wood framing.
At the time of the inspection, the exterior cladding was being prepped and painted by a contractor.
Observations:
There is moisture damage visible on one of the east facing lap boards. Recommend qualified
contractor repair, prep, and paint as needed.

Damaged siding
2. EXTERIOR WINDOW CONDITION
Observations:
The windows are in serviceable condition. There are no signs of peeling paint, wood rot, or other
damage.
3. EXTERIOR DOOR CONDITION
Observations:
The patio slider is not equipped with a screen. Recommend installing or replacing as needed.
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GROUNDS
Inspectors shall inspect adjacent or entryway walkways, patios, and driveways; vegetation, grading,
surface drainage, and retaining walls that are likely to adversely affect the building.
1. DRIVEWAY
Materials:
The driveway is comprised of poured concrete.
Observations:
There is flaking and deteriorating concrete (known as "spalling") visible in the driveway. Spalling
concrete can only be repaired if a bonding agent is used to ensure the new concrete bonds with the
old. Recommend qualified contractor examine and repair or replace as needed.

Spalling concrete

Spalling concrete

2. SIDEWALK
Materials:
The sidewalk is comprised of poured concrete.
Observations:
The sidewalk is in serviceable condition and there are no safety concerns.
3. PATIO
Observations:
The concrete slab is in satisfactory. There are no signs of cracks or other damage.
4. PATIO COVER
Observations:
N/A.
5. STEPS / STOOP
Observations:
The steps are in serviceable condition and there are no safety concerns.
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6. DECK
Materials:
The deck is comprised of wood and composite decking.
Observations:
There is moisture damage visible on the deck joists. Recommend qualified contractor examine and
repair as needed.
The guardrails around the perimeter of the deck are loose. Potential safety hazard. Recommend
qualified contractor examine and repair as needed.
There is significant moisture damage visible on the stair stringers. Recommend qualified contractor
examine and repair as needed.
The TREX decking is peeling and deteriorating. Recommend qualified contractor examine and
repair as/if needed.

Wood rot on deck joist

Wood rot on deck joist

Wood rot on deck joist

Wood rot on deck joist
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Wood rot on stair stringer

Wood rot on stair stringer

Wood rot on stair stringer

Wood rot on stair stringer

7. FENCE
Materials:
The privacy fence is comprised of wood.
Observations:
There are numerous broken, damaged, and/or loose pickets. Recommend replacing or securing as
needed.
There are several damaged and/or detached fence rails. Recommend repairing and/or securing as
needed.
Some of the posts do not appear to be set in concrete. Posts set in the ground are susceptible to
moisture damage. At the time of the inspection, several broken posts were observed. Recommend
qualified contractor examine and repair as needed.
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Broken fence post

8. GRADING
Observations:
There is negative grading on the south and east sides of the home. Moisture pooling next to a
structure can exert hydrostatic pressure on the foundation walls and could result in a wet basement
or crawlspace. Recommend qualified contractor evaluate and mitigate as needed. This will most
likely entail adding backfill and/or regrading to create the proper pitch so that moisture is diverted
away from the structure. Proper pitch is generally considered 1" drop per foot for 5' - 6'.

Negative grading east side of home

Negative grading on south side of home

9. TREES / VEGETATION
Observations:
There are no trees or vegetation in close proximity to the structure.
10. RETAINING WALL
Observations:
The retaining wall is in serviceable condition and there are no signs of damage.
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11. WINDOW WELLS
Observations:
The window well on the south side of the home does not appear to be deep enough. As a result,
the basement could be susceptible to moisture intrusion during heavy rains or snows. Generally,
there should be at least 6” of rock in the base of the window well and at least 3” between the top of
the rock and the bottom of the window. Recommend deepening the window well or installing a
plastic cover to minimize the amount of moisture entering the window well.

Window well too shallow
12. HOSE BIBS
Location:
There are hose bibs installed on the south, east, and west sides of the home.
Observations:
The hose bib on the west side of the home is not equipped with an anti-siphon valve. This type of
valve prevents irrigation and/or dirty water from entering the home’s drinking supply. Although not
required when this home was built, recommend licensed plumber or qualified contractor install.
The knob on the south facing hose bib is damaged or missing. This makes opening and closing the
valve very difficult. Recommend repairing as needed.
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Knob on south facing hose bib is missing
13. SPRINKLER SYSTEM
Observations:
The home is equipped with an underground sprinkler system. Because the majority of the
components are located below grade and not readily visible, the sprinkler system is outside the
scope of the home inspection. Recommend qualified contractor examine the system and repair
as/if needed. This should also include familiarizing the client with operating instructions and
winterizing procedures.
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EXTERIOR ELECTRICAL
1. EXTERIOR ELECTRICAL
Observations:
• The duplex outlet above the patio on the east side of the home is inoperable. At the time of the
inspection, there were no breakers tripped in the electrical panel. In addition, there were no GFCI
outlets tripped in the home or garage. Recommend licensed electrician repair as needed.
• The outlets on the west side of the home are not GFCI protected. Potential safety hazard.
Recommend licensed electrician repair.
2. SERVICE ENTRANCE
Observations:
• There are no adverse conditions.
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GAS METER
1. GAS METER AND SHUTOFF VALVE
Materials:
The gas meter and main shutoff valve are located on the south facing exterior wall.
Observations:
The gas meter and shutoff valve are in satisfactory condition. There are no gas leaks or or any
other adverse conditions.
2. GAS LINE (EXTERIOR)
Observations:
N/A.
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DETACHED GARAGE
1. ROOF CONDITION
Materials:
The roof over the garage is the same as the home. (See "Roof" Section of this report for details.)
2. GUTTERS
Observations:
The gutters on the garage are the same as the home. (See "Roof" Section of this report for
details.)
3. EXTERIOR CLADDING CONDITION
Materials:
The exterior cladding on the garage is the same as the home. (See "Exterior Cladding" Section of
this report for details.)
4. LANDSCAPING
Observations:
N/A.
5. ELECTRICAL
Observations:
There are no adverse conditions.
6. OVERHEAD DOOR CONDITION
Materials:
The garage is equipped with metal overhead doors.
Observations:
The overhead doors are in good condition and functioned properly during testing.
7. OVERHEAD DOOR OPENER
Observations:
N/A.
8. OVERHEAD DOOR OPENER SAFETY FEATURES
Observations:
N/A.
9. FIREWALL
Observations:
The firewall between the garage and interior living spaces is present and free of damage.
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10. ANCHOR BOLTS
Observations:
The anchor bolts that secure the framing members (e.g. sill plate, studs, and top plate) to the
foundation walls are concealed by drywall. This prevented us from inspecting the anchor bolts.
11. FLOOR CONDITION
Observations:
The concrete floor slab is in good condition.
12. SERVICE DOOR
Observations:
The garage service door is in good condition.
13. ENTRY DOOR FROM GARAGE
Observations:
The entry door from the garage is in good condition.
14. FRAMING AND INSULATION
Observations:
There is insulation installed between the wall studs in the garage. The insulation is installed with
the flammable paper facing exposed. Potential safety hazard. There is a warning label on the
insulation that indicates the facing is flammable and should be covered with gypsum board or other
approved building material. Recommend covering to ensure the garage is safe.

Flammable paper facing exposed
15. UTILITY SINK
Observations:
N/A.
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ATTACHED GARAGE
1. ROOF CONDITION
Materials:
The roof over the garage is the same as the home. (See "Roof" Section of this report for details.)
2. GUTTERS
Observations:
The gutters on the garage are the same as the home. (See "Roof" Section of this report for
details.)
3. EXTERIOR CLADDING CONDITION
Materials:
The exterior cladding on the garage is the same as the home. (See "Exterior Cladding" Section of
this report for details.)
4. LANDSCAPING
Observations:
N/A.
5. ELECTRICAL
Observations:
The 4-plex outlet on the south wall is not GFCI protected as required. Potential safety hazard.
When this home was built, electrical codes required all garage outlets to be GFCI protected except
if (1) the receptacles were not readily accessible (e.g. a ceiling outlet powering an overhead door
opener); or (2) the outlets were single receptacles designated for equipment not easily moved (e.g.
freezer); or (3) the outlets were duplex receptacles that were designated for two fixed appliances.
Since this outlet does not meet these criteria, recommend licensed electrician repair.
There is exposed Romex wiring on the south wall. Potential safety hazard. Recommend licensed
electrician repair. This will most likely entail enclosing the wiring in conduit.

Exposed Romex wiring
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6. OVERHEAD DOOR CONDITION
Materials:
The garage is equipped with a wooden overhead door.
Observations:
The swing arm is detached from the door track. This prevents the door from raising and lowering.
Recommend qualified contractor repair as needed.
One of the tension springs is broken. As a result, the weight of the overhead door could cause
damage to the opener. Recommend qualified contractor examine and repair as needed.

Swing arm detached

Tension springs broken

7. OVERHEAD DOOR OPENER
Observations:
Not tested. Unit disconnected from power source and overhead door.
8. OVERHEAD DOOR OPENER SAFETY FEATURES
Observations:
Not tested.
9. FIREWALL
Observations:
The holes in the ceiling and walls compromise the integrity of the firewall between the garage and
interior living spaces. Potential safety hazard. Building codes require all garage ceilings and any
wall that abuts a living space to be finished and free of holes. Recommend qualified contractor
repair with fire rated drywall, tape, and mud.
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Firewall compromised

Firewall compromised

Firewall compromised

Firewall compromised

Firewall compromised

Firewall compromised by unused dryer vent
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10. ANCHOR BOLTS
Observations:
The anchor bolts that secure the framing members (e.g. sill plate, studs, and top plate) to the
foundation walls are concealed by drywall. This prevented us from inspecting the anchor bolts.
11. FLOOR CONDITION
Observations:
The concrete floor slab is in good condition.
12. SERVICE DOOR
Observations:
The garage service door is in good condition.
13. ENTRY DOOR FROM GARAGE
Observations:
The entry door from the garage is in good condition.
14. FRAMING AND INSULATION
Observations:
The wood framing members (e.g. trusses, top plates, studs, and sill plates) are in good condition
and adequately transferring the home's loads to the foundation walls and footings.
15. UTILITY SINK
Observations:
N/A.
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OFFICE IN ATTACHED GARAGE
1. LOCATION
Locations:
Attached Garage
2. ELECTRICAL
Observations:
The outlets and switches are wired correctly and there are no adverse conditions.
3. EGRESS
Observations:
N/A.
4. DOOR(S)
Observations:
The doors are in satisfactory condition.
5. CLOSET(S)
Observations:
N/A.
6. WINDOW(S)
Materials:
The room is equipped with vinyl windows.
Observations:
The windows are in good condition.
7. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
8. FLOOR COVERING
Flooring Types:
The room is equipped with carpet over a concrete slab.
Observations:
The floor covering is in serviceable condition.
9. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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10. PERMIT
Observations:
The attached garage was partially converted into an office space in June 2007. The permit has a
final status indicating the conversion complied with applicable building codes.
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KITCHEN
The kitchen is used for food preparation and often for entertainment. Kitchens typically include a
stove, dishwasher, sink and other appliances.
1. ELECTRICAL
Observations:
Although not required when the home was built, recommend installing GFCI outlets in the kitchen to
reduce the risk of shock.
2. SINK(S)
Observations:
The kitchen sink functioned properly during testing and there were no adverse conditions.
3. DISPOSAL
Observations:
The disposal functioned properly during testing. There were no signs of rust, corrosion, or leaks.
4. DISHWASHER
Observations:
The dishwasher functioned properly during testing and there were no adverse conditions.
5. STOVE
Observations:
The stove is not equipped with an anti-tip bracket. Potential safety hazard. When installed, this
device prevents the stove from tipping forward when weight is placed on an open oven door.
Recommend qualified contractor install.
6. MICROWAVE
Observations:
The microwave functioned properly during testing and there were no adverse conditions.
7. COOKTOP
Observations:
N/A.
8. OVEN
Observations:
The double ovens functioned properly during testing and there were no signs of adverse conditions.
9. EXHAUST FAN
Observations:
N/A.
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10. REFRIGERATOR
Observations:
There is no water supply line extending to the refrigerator. This renders the ice maker inoperable.
Recommend qualified contractor install a water line as needed.
11. TRASH COMPACTOR
Observations:
N/A.
12. CABINETS
Observations:
The cabinets are in serviceable condition.
13. COUNTERTOPS
Observations:
The countertops are in serviceable condition.
14. FLOOR COVERING
Materials:
The kitchen is equipped with wood flooring.
Observations:
The floor covering is in serviceable condition.
15. WINDOW(S)
Observations:
The kitchen window functioned properly during testing and there were no adverse conditions.
16. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
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LAUNDRY ROOM
1. LOCATION
Locations:
The laundry room is located on the lower level.
2. ELECTRICAL
Observations:
The laundry room outlet is wired correctly and there are no adverse conditions.
3. GAS SUPPLY
Observations:
N/A.
4. WASHER
Observations:
The washer was not tested.
5. DRYER
Observations:
The dryer was not tested.
6. LAUNDRY SINK
Observations:
N/A.
7. EXHAUST FAN
Observations:
N/A.
8. CABINET(S)
Observations:
N/A.
9. COUNTERTOP(S)
Observations:
N/A.
10. FLOOR COVERING
Materials:
The laundry room is equipped with vinyl flooring.
Observations:
The floor covering is in serviceable condition.
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11. DOOR(S)
Observations:
The doors are in serviceable condition.
12. WINDOW(S)
Observations:
N/A.
13. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
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UPPER LEVEL MASTER BATH
1. LOCATION
Locations:
Upper Level
2. ELECTRICAL OUTLET(S)
Observations:
The bathroom outlet has an open ground. Potential safety hazard. Recommend licensed
electrician examine and repair as needed.
3. ELECTRICAL (OTHER)
Observations:
There are no adverse conditions.
4. SINK(S)
Observations:
The sink stopper is missing. Recommend installing or replacing as needed.
5. TUB
Observations:
The tub functioned properly during testing and there were no adverse conditions.
6. SHOWER
Observations:
The grout between some of the shower tiles is cracked and deteriorated. Recommend qualified
contractor grout and/or seal to prevent moisture intrusion and damage to the wall board behind the
tiles.

Missing grout

Missing grout
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7. TOILET
Observations:
The toilet functioned properly during testing and there were no adverse conditions.
8. EXHAUST FAN
Observations:
The exhaust fan functioned properly during testing and there were no adverse conditions.
9. HEAT SOURCE
Observations:
The bathroom is equipped with a heat source that appeared to be in serviceable condition.
10. CABINET(S)
Observations:
One or more of the drawers are damaged and/or missing. Recommend qualified contractor
examine and repair or replace as needed.

Drawers damaged and/or missing
11. COUNTERTOP(S)
Observations:
The countertop is in good condition.
12. MIRROR(S)
Observations:
The mirror is in good condition.
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13. FLOOR COVERING
Materials:
The bathroom is equipped with vinyl flooring.
Observations:
The floor covering is in serviceable condition.
14. DOOR(S)
Observations:
The door is in satisfactory condition.
15. WINDOW(S)
Observations:
N/A.
16. CEILING AND WALLS
Observations:
There is a hole in the wall behind the entry door. Recommend qualified contractor repair, prep, and
paint as needed.

Hole in wall behind entry door
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UPPER LEVEL GUEST BATH
1. LOCATION
Locations:
Upper Level
2. ELECTRICAL OUTLET(S)
Observations:
The bathroom outlet is wired correctly and adequately protected.
3. ELECTRICAL (OTHER)
Observations:
There are no adverse conditions.
4. SINK(S)
Observations:
There is a constant drip at the sink faucet. Recommend licensed plumber or qualified contractor
repairing as needed.
The sink stopper is missing. Recommend installing or replacing as needed.

Constant drip at sink faucet
5. TUB
Observations:
The tub functioned properly during testing and there were no adverse conditions.
6. SHOWER
Observations:
The grout between some of the shower tiles is cracked and deteriorated. Recommend qualified
contractor grout and/or seal to prevent moisture intrusion and damage to the wall board behind the
tiles.
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Missing grout

7. TOILET
Observations:
The toilet bowl is loose. Movement could cause the wax seal to break and leak. Recommend
securing and/or repairing as needed.
8. EXHAUST FAN
Observations:
The exhaust fan functioned properly during testing and there were no adverse conditions.
9. HEAT SOURCE
Observations:
The bathroom is equipped with a heat source that appeared to be in serviceable condition.
10. CABINET(S)
Observations:
The cabinet is secured to the wall and in serviceable condition.
11. COUNTERTOP(S)
Observations:
The countertop is in good condition.
12. MIRROR(S)
Observations:
The mirror is in good condition.
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13. FLOOR COVERING
Materials:
The bathroom is equipped with vinyl flooring.
Observations:
The floor covering is in serviceable condition.
14. DOOR(S)
Observations:
The door is in satisfactory condition.
15. WINDOW(S)
Observations:
N/A.
16. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
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LOWER LEVEL BATH
1. LOCATION
Locations:
Lower Level
2. ELECTRICAL OUTLET(S)
Observations:
The bathroom outlet is wired correctly and adequately protected.
3. ELECTRICAL (OTHER)
Observations:
There are no adverse conditions.
4. SINK(S)
Observations:
The tail piece (e.g. vertical pipe between the sink basin and “P” trap) is comprised of corrugated
flexible piping. This type of drain pipe is not permitted by Uniform Plumbing Codes as it is
susceptible to blockages. Recommend licensed plumber or qualified contractor repair as needed.

Corrugated piping
5. TUB
Observations:
N/A.
6. SHOWER
Observations:
N/A.
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7. TOILET
Observations:
The toilet bowl is loose. Movement could cause the wax seal to break and leak. Recommend
securing and/or repairing as needed.
8. EXHAUST FAN
Observations:
The exhaust fan functioned properly during testing and there were no adverse conditions.
9. HEAT SOURCE
Observations:
The bathroom is equipped with a heat source that appeared to be in serviceable condition.
10. CABINET(S)
Observations:
The cabinet is secured to the wall and in serviceable condition.
11. COUNTERTOP(S)
Observations:
The countertop is in serviceable condition.
12. MIRROR(S)
Observations:
The mirror is in good condition.
13. FLOOR COVERING
Materials:
The bathroom is equipped with tile flooring.
Observations:
The floor covering is in good condition.
14. DOOR(S)
Observations:
The door is in satisfactory condition.
15. WINDOW(S)
Observations:
N/A.
16. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
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MAIN LEVEL DINING ROOM
1. LOCATION
Locations:
Main Level
2. ELECTRICAL
Observations:
The outlets and switches are wired correctly and there are no adverse conditions.
3. EGRESS
Observations:
N/A.
4. DOOR(S)
Observations:
N/A.
5. CLOSET(S)
Observations:
N/A.
6. WINDOW(S)
Observations:
N/A.
7. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
8. FLOOR COVERING
Flooring Types:
The room is equipped with wood flooring.
Observations:
The floor covering is in serviceable condition.
9. CEILING FAN
Observations:
N/A.
10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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MAIN LEVEL LIVING ROOM
1. LOCATION
Locations:
Main Level
2. ELECTRICAL
Observations:
The outlets and switches are wired correctly and there are no adverse conditions.
3. EGRESS
Observations:
N/A.
4. DOOR(S)
Observations:
N/A.
5. CLOSET(S)
Observations:
The closet doors have been removed. Recommend installing or replacing as needed.
6. WINDOW(S)
Materials:
The room is equipped with vinyl windows.
Observations:
The windows are in good condition.
7. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
8. FLOOR COVERING
Flooring Types:
The room is equipped with wood flooring.
Observations:
The floor covering is in serviceable condition.
9. CEILING FAN
Observations:
N/A.
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10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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UPPER LEVEL MASTER BEDROOM
1. LOCATION
Locations:
Upper Level
2. ELECTRICAL
Observations:
The outlets and switches are wired correctly and there are no adverse conditions.
3. EGRESS
Observations:
There are no adverse conditions.
4. DOOR(S)
Observations:
The entry door is in satisfactory condition.
5. CLOSET(S)
Observations:
The closets are in satisfactory condition.
6. WINDOW(S)
Materials:
The room is equipped with a vinyl window.
Observations:
The window is in good condition.
7. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
8. FLOOR COVERING
Flooring Types:
The room is equipped with carpet over a wood sub floor.
Observations:
The floor covering is in serviceable condition.
9. CEILING FAN
Observations:
The ceiling fan functioned properly during testing and there were no signs of adverse conditions.
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10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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UPPER LEVEL BEDROOM - NW CORNER
1. LOCATION
Locations:
Upper Level
2. ELECTRICAL
Observations:
The outlets and switches are wired correctly and there are no adverse conditions.
3. EGRESS
Observations:
There are no adverse conditions.
4. DOOR(S)
Observations:
The entry door is in satisfactory condition.
5. CLOSET(S)
Observations:
The closet doors have been removed. Recommend installing or replacing as needed.
6. WINDOW(S)
Materials:
The room is equipped with a vinyl window.
Observations:
The window is in good condition.
7. CEILING AND WALLS
Observations:
There is a hole in the wall behind the entry door. Recommend qualified contractor repair, prep, and
paint as needed.
8. FLOOR COVERING
Flooring Types:
The room is equipped with carpet over a wood sub floor.
Observations:
The floor covering is in serviceable condition.
9. CEILING FAN
Observations:
The ceiling fan functioned properly during testing and there were no signs of adverse conditions.
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10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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UPPER LEVEL BEDROOM - SW CORNER
1. LOCATION
Locations:
Upper Level
2. ELECTRICAL
Observations:
The outlets and switches are wired correctly and there are no adverse conditions.
3. EGRESS
Observations:
There are no adverse conditions.
4. DOOR(S)
Observations:
The entry door is in satisfactory condition.
5. CLOSET(S)
Observations:
The closet is in satisfactory condition.
6. WINDOW(S)
Materials:
The room is equipped with a vinyl window.
Observations:
The window is in good condition.
7. CEILING AND WALLS
Observations:
The ceiling and walls are in good condition.
8. FLOOR COVERING
Flooring Types:
The room is equipped with carpet over a wood sub floor.
Observations:
The floor covering is in serviceable condition.
9. CEILING FAN
Observations:
The ceiling fan functioned properly during testing and there were no signs of adverse conditions.
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10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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LOWER LEVEL FAMILY ROOM
1. LOCATION
Locations:
Lower Level
2. ELECTRICAL
Observations:
The outlet on the south wall has reverse polarity (hot and neutral wires reversed). Potential safety
hazard. Recommend licensed electrician repair.
The cover on the ceiling light is missing. Recommend installing or replacing as needed.

Cover missing on ceiling light
3. EGRESS
Observations:
N/A.
4. DOOR(S)
Observations:
N/A.
5. CLOSET(S)
Observations:
N/A.
6. WINDOW(S)
Materials:
The room is equipped with a vinyl window.
Observations:
The window is in good condition.
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7. CEILING AND WALLS
Observations:
There is moisture damage visible on the ceiling. Recommend qualified contractor repair, prep, and
paint as needed.

Moisture stains and damage visible on family room ceiling
8. FLOOR COVERING
Flooring Types:
The room is equipped with carpet over a concrete slab.
Observations:
The carpet is loose and buckled in several locations. Recommend qualified contractor stretch and
secure as needed.
9. CEILING FAN
Observations:
N/A.
10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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BASEMENT BEDROOM - SW CORNER
1. LOCATION
Locations:
Basement
2. ELECTRICAL
Observations:
There are no outlets on the north and east walls. An insufficient number of outlets could lead to the
unsafe substitution of extension cord wiring for permanent wiring. Current electrical codes require
outlets every 12’ on interior walls and at least one outlet on walls greater than or equal to 2’.
Recommend licensed electrician repair as needed.
The outlet on the south wall is loose. Movement could result in loose connections and overheating.
Potential safety hazard. Recommend repairing and/or securing as needed.
3. EGRESS
Observations:
There are no adverse conditions.
4. DOOR(S)
Observations:
The entry door is not equipped with hardware. This prevents the door from closing securely.
Recommend installing as needed.
5. CLOSET(S)
Observations:
The closet doors have been removed. Recommend installing or replacing as needed.
6. WINDOW(S)
Materials:
The room is equipped with a metal window.
Observations:
The window is in serviceable condition.
7. CEILING AND WALLS
Observations:
The ceiling and walls are in serviceable condition.
8. FLOOR COVERING
Flooring Types:
The room is equipped with carpet over a concrete slab.
Observations:
The floor covering is in serviceable condition.
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9. CEILING FAN
Observations:
N/A.
10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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BASEMENT BEDROOM - SE CORNER
1. LOCATION
Locations:
Basement
2. ELECTRICAL
Observations:
There are no outlets on the east wall. An insufficient number of outlets could lead to the unsafe
substitution of extension cord wiring for permanent wiring. Current electrical codes require outlets
every 12’ on interior walls and at least one outlet on walls greater than or equal to 2’. Recommend
licensed electrician repair as needed.
3. EGRESS
Observations:
There are no adverse conditions.
4. DOOR(S)
Observations:
The door is in serviceable condition.
5. CLOSET(S)
Observations:
The closet doors have been removed. Recommend installing or replacing as needed.
6. WINDOW(S)
Materials:
The room is equipped with a metal window.
Observations:
The window is in serviceable condition.
7. CEILING AND WALLS
Observations:
The ceiling and walls are in serviceable condition.
8. FLOOR COVERING
Flooring Types:
The room is equipped with carpet over a concrete slab.
Observations:
The floor covering is in serviceable condition.
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9. CEILING FAN
Observations:
N/A.
10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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BASEMENT BEDROOM - EAST FACING
1. LOCATION
Locations:
Basement
2. ELECTRICAL
Observations:
There are no outlets on the east and west walls. An insufficient number of outlets could lead to the
unsafe substitution of extension cord wiring for permanent wiring. Current electrical codes require
outlets every 12’ on interior walls and at least one outlet on walls greater than or equal to 2’.
Recommend licensed electrician repair as needed.
3. EGRESS
Observations:
There are no adverse conditions.
4. DOOR(S)
Observations:
The entry door strikes the casing. This makes it difficult to open and close the door. Recommend
qualified contractor evaluate and repair as needed.
5. CLOSET(S)
Observations:
The closet doors have been removed. Recommend installing or replacing as needed.
6. WINDOW(S)
Materials:
The room is equipped with a metal window.
Observations:
The window is in serviceable condition.
7. CEILING AND WALLS
Observations:
The ceiling and walls are in serviceable condition.
8. FLOOR COVERING
Flooring Types:
The room is equipped with carpet over a concrete slab.
Observations:
The floor covering is in serviceable condition.
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9. CEILING FAN
Observations:
N/A.
10. HEAT SOURCE
Observations:
The room is equipped with a heat source that appears to be in serviceable condition.
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INTERIOR AREAS
The Interior section covers areas of the house that are not considered part of the Bathrooms,
Bedrooms, Kitchen or areas covered elsewhere in the report. Interior areas usually consist of
hallways, foyer, and other open areas. Within these areas the inspector is performing a visual
inspection and will report visible damage, wear and tear, and moisture problems if seen. Personal
items in the structure may prevent the inspector from viewing all areas on the interior.
The inspector does not usually test for mold or other hazardous materials. A qualified expert should
be consulted if you would like further testing.
1. STAIRS
Observations:
The stairs extending to the lower level are not equipped with a handrail. Potential safety hazard.
Current building codes required a handrail to be installed 34" - 38" above the stair treads.
Recommend qualified contractor install as needed.
The carpet on the bottom treads has been removed. Recommend replacing as needed.
The stairs extending to the basement are not equipped with a handrail. Potential safety hazard.
Current building codes required a handrail to be installed 34" - 38" above the stair treads.
Recommend qualified contractor install as needed.
The carpet on the basement stairs is damaged. Recommend qualified contractor examine and
repair as needed.

Handrail missing

Carpet removed
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Carpet damaged

2. GUARDRAIL(S)
Observations:
N/A.
3. FIREPLACE(S)
Observations:
There is soot and/or creosote buildup in the fireplace flue. Potential safety hazard. Recommend
licensed chimney sweep clean and examine. (Note: The degree of soot buildup could conceal
cracks and/or other damage in the flue liner.)
4. SMOKE ALARMS
Observations:
The home is not equipped with smoke alarms. Potential safety hazard. Building codes require
smoke alarms in every bedroom and in the common areas outside the bedrooms (e.g. hallway,
living room, etc.). In addition, there must be at least one smoke alarm on every level of the home,
including the basement. Recommend qualified contractor install as needed.
5. CARBON MONOXIDE ALARM(S)
Observations:
The home is not equipped with carbon monoxide alarms. Potential safety hazard. Building codes
require an alarm to be installed within 15’ of every bedroom. Recommend installing as needed.
6. BAR
Observations:
N/A.
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ATTIC
This report describes the method used to inspect any accessible attics; and describes the insulation
and vapor retarders used in unfinished spaces when readily accessible and the absence of insulation
in unfinished spaces at conditioned surfaces. Inspectors are required to inspect insulation and vapor
retarders in unfinished spaces when accessible and passive/mechanical ventilation of attic areas, if
present.
1. ACCESS
Observations:
The attic spaces are accessible through scuttleholes in the main level closet and in one of the
upper level guest bedrooms.
2. STRUCTURE
Observations:
The structural components in the attic are in satisfactory condition and exhibited no defects or
damage.
3. INSULATION
Observations:
At a depth of 4" - 6", attic insulation is average for a home built in 1983 but could be improved.
Generally, a minimum depth of 10” – 14” is recommended to attain an “R” value of 38.
Recommend qualified contractor evaluate and insulate as needed.
4. VENTILATION
Observations:
The attic is equipped with roof vents only. Typically, homes are equipped with a combination of
high and low venting (e.g. roof and soffit vents, gable and soffit vents, ridge and soffit vents, ridge
and gable vents, etc.) to encourage convective air movement through the attic. Insufficient
ventilation can (1) reduce the life expectancy of the roof covering; (2) make it difficult to cool the
home during the warm summer months; and (3) cause condensation to form in the cold winter
months. Recommend qualified contractor evaluate and ventilate as needed.
5. HVAC DUCTS
Observations:
N/A.
6. ELECTRICAL
Observations:
There are no signs of adverse conditions.
7. CHIMNEY(S)
Observations:
The chimney chase is not visible and could not be inspected.
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8. EXHAUST FAN(S)
Observations:
The fan in the hallway bathroom is exhausted into the attic. Recommend extending the exhaust
hose to a vent so that moisture is deposited outside.
9. WHOLE HOUSE FAN
Observations:
N/A.

Page 81 of 96

Brick and Mortar Home Inspections, Inc.

1234 Sample Drive

BASEMENT
1. PERMIT
Observations:
The basement was finished after the home was constructed; however, there is no permit on file with
the building department. Recommend obtaining a retroactive permit to ensure the basement
complies with applicable building codes.
2. FOUNDATION
Observations:
The foundation walls are concealed by drywall, paneling, and/or insulation. As a result, the
foundation walls were not readily visible and could not be inspected from inside the basement.
Only the portions of the foundation walls that were visible from the exterior could be inspected.
3. GIRDERS/COLUMNS
Observations:
The finished ceiling in the basement concealed the girder. At the time of the inspection, the drywall
around the girder was free of cracks and/or damage and there were no signs of active movement.
4. JOISTS
Observations:
The finished ceiling in the basement concealed the joists. At the time of the inspection, the drywall
concealing the joists was free of cracks and/or damage and there were no signs of active
movement.
5. SUB FLOOR
Observations:
The finished ceiling in the basement concealed the sub floor. At the time of the inspection, the
drywall concealing the sub floor was free of cracks and/or damage.
6. CONCRETE FLOOR SLABS
Observations:
The concrete slabs are in good condition and there are no signs of movement or damage.
7. STRUCTURAL FLOOR SYSTEM
Observations:
N/A.
8. SUMP PUMP
Observations:
N/A.
9. DRAINAGE
Observations:
The floor drain is not tested during the home inspection.
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10. ELECTRICAL
Observations:
N/A.
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PLUMBING - WATER HEATER
1. WATER HEATER TYPE
Materials:
The home is equipped with a gas fired water heater.
Materials:
The water heater has a 50 gallon capacity.
2. LOCATION
Materials:
The water heater is located in the utility room.
3. AGE
Observations:
The water heater 12 years old. The average life expectancy for a gas fired water heater is 8 - 12
years. Although functioning at the time of the inspection, the water heater could be nearing the end
of its useful life.
4. GAS LINE
Observations:
There are no adverse conditions.
5. DRAFT DIVERTER AND FLUE
Observations:
There are no adverse conditions.
6. CONTROL VALVE
Observations:
There are no adverse conditions.
7. BURNER COMPARTMENT
Observations:
There are no adverse conditions.
8. PRESSURE RELIEF VALVE
Observations:
There are no adverse conditions.
9. STORAGE TANK
Observations:
There is rust and corrosion visible around the water inlet on top of the tank. Although there were no
leaks visible at the time of the inspection, the inlet could begin leaking at any time. Recommend
licensed plumber or qualified contractor examine and repair as needed.
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Rust and corrosion around water inlet
10. COMBUSTION AIR
Observations:
The utility room is not equipped with suffuicient combustion air. Insufficient combustion air can
cause back venting in the flue pipe, allowing combustible byproducts (including carbon monoxide)
to enter the home. Potential safety hazard. Recommend licensed contractor evaluate and ventilate
the utility room as needed. This will most likely entail installing a louvered door and/or wall vents.

Inadequate combustion air
11. EXPANSION TANK
Observations:
N/A.
12. PERMIT
Observations:
The permit for the water heater is voided. This means the final inspection and approval were not
completed by the building department. Recommend obtaining a "final" status to ensure the water
heater complies with applicable plumbing codes.
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Water heater failed final inspection
13. ELECTRICAL
Observations:
N/A.
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PLUMBING - OTHER
1. WATER PRESSURE
Observations:
Water pressure, typically set between 50 - 70 psi, is elevated at 80 psi. Pressure at or above 80 psi
can cause damage to water supply piping, valves, and fixtures. Recommend licensed plumber or
qualified contractor evaluate and repair as needed. This will most likely entail adjusting or replacing
the water pressure regulator.

Water pressure too high (80 psi)
2. WATER PRESSURE REGULATOR
Observations:
There are no adverse conditions.
3. WATER MAIN
Materials:
The water main and shutoff are located in the utility room.
Observations:
There are no adverse conditions.
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4. WATER SUPPLY LINES
Materials:
The home is equipped with polybutylene water supply lines.
Observations:
The home is equipped with polybutylene water lines. Polybutylene is a form of plastic resin that
was used extensively in the manufacture of water supply piping from 1978 until 1995. Due to the
low cost of the material and ease of installation, polybutylene piping systems were viewed as "the
pipe of the future" and were used as a substitute for traditional copper piping. However,
polybutylene pipes have a history of failure and have been the focus of a class action lawsuit.
Typically, the pipes can fail in two ways. First, the pipes can fail at the connectors. Second, it is
believed that oxidants in the public water supplies such as chlorine and fluoride react with the
polybutylene pipes causing them to scale, flake, and become brittle. The resulting micro-fractures
can reduce the basic structural integrity of the system. Thus, the system can become weak and fail
without warning years after it was installed. Recommend licensed plumber or qualified contractor
evaluate and replace as needed.

Polybutylene water lines

Polybutylene water lines

5. DRAIN LINES
Materials:
The home is equipped with PVC drain lines secured with metal strapping.
Observations:
There are no adverse conditions.
6. SANITARY PUMP
Materials:
N/A.
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7. SEWER LINE
Materials:
The sewer line extending from the home to the public sewer system is not visible during the home
inspection. Accordingly, the sewer line is outside the scope of the inspection. Problems with the
sewer line (e.g. damage, deterioration, blockage, improper slope, etc.) may not be detected by
simply running water through the plumbing system. Therefore, we strongly encourage all clients to
have a licensed plumber or qualified contractor scope the sewer line to determine whether any
adverse conditions exist.
8. WATER SUPPLY (WELL SYSTEM)
Observations:
N/A.
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HEATING - FURNACE
1. LOCATION
Materials:
The furnace is located in the utility room.
2. AGE
Observations:
The furnace is 18 years old. The average life expectancy for a gas fired forced air furnace is 15 25 years. Although functioning at the time of the inspection, the furnace could be nearing the end
of its useful life.
3. GAS LINE
Observations:
There are no adverse conditions.
4. FLUE
Observations:
There are no adverse conditions.
5. FURNACE
Observations:
The furnace is very dirty and does not appear to have been cleaned and serviced in number of
years. Recommend licensed HVAC technician clean and service.
6. COMBUSTION AIR
Observations:
The utility room is not equipped with a source for combustion air. Insufficient combustion air can
cause back venting in the flue pipe, allowing combustible byproducts (including carbon monoxide)
to enter the home. Potential safety hazard. Recommend licensed contractor evaluate and ventilate
the utility room as needed. This will most likely entail installing a louvered door and/or wall vents.
7. PERMIT
Observations:
The furnace is not permitted. Typically, we would recommend obtaining a retroactive permit to
ensure the furnace complies with applicable HVAC codes. However, this may not be reasonable or
feasible given the amount of time that has lapsed (18 years) since the furnace was installed.
Recommend consulting the building department.
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COOLING - AIR CONDITIONER
1. COOLING SYSTEM
Observations:
The air conditioner is 8 years old. The average life expectancy for a central air conditioning system
is 10 – 15 years. Although functioning at the time of the inspection, the cooling system could be
nearing the end of its useful life.
2. CONDENSING UNIT
Observations:
The condenser fins are dirty. The purpose of the condenser fins is to dissipate the heat from the
coolant that flows through the coil. Even a modest amount of dirt and debris can significantly
reduce the efficiency of the cooling system. Recommend licensed HVAC technician clean and
service.
3. REFRIGERANT LINES
Observations:
The insulation on the refrigerant lines is missing. Inadequate or missing insulation can cause the
refrigerant lines to gain heat from ambient air. This causes the compressor to operate less
efficiently. Recommend installing as needed.

Insulation on refrigerant lines missing

Insulation on refrigerant lines missing

4. EVAPORATOR COILS

5. CONDENSATE DRAIN PAN

6. CONDENSATE DRAIN LINE

7. PERMIT
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HEATING/COOLING - OTHER
1. THERMOSTAT(S)
Observations:
There are no adverse conditions.
2. DUCTWORK
Observations:
There are no adverse conditions.
3. HUMIDIFIER
Observations:
N/A.
4. CONDENSATE PUMP
Observations:
N/A.
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ELECTRICAL
This report describes the amperage and voltage rating of the service, the location of the main
disconnect and any sub panel(s), the presence of solid conductor aluminum branch circuit wiring, the
presence or absence of smoke detectors and wiring methods. Inspectors are required to inspect the
viewable portions of the service drop from the utility to the house, the service entrance conductors,
cables and raceways, the service equipment and main disconnects, the service grounding, the
interior components of the service panels and sub panels, the conductors, the over-current
protection devices (fuses or breakers), ground fault circuit interrupters and a representative number
of installed lighting fixtures, switches and receptacles. All issues or concerns listed in this Electrical
section should be construed as current and a potential personal safety or fire hazard. Repairs should
be a priority, and should be made by a qualified, licensed
electrician.
1. MAIN PANEL
Location:
• The main panel is located in the garage.
Location: The main panel service size is 200 amps.
Observations:
• There are “knock outs” missing in the panel cover. Potential safety hazard. This is where circuits
are no longer used and the breakers have been removed but the openings in the panel have not
been covered. All openings in the panel cover should be sealed as there is still power flowing to
the area and touching it could result in a severe shock. Recommend installing covers.

Knockouts missing in panel cover
2. SUB PANEL(S)
Observations:
N/A.
3. BRANCH CIRCUIT WIRING
Materials:
The branch circuit wiring is comprised of Romex.
Observations:
There are no adverse conditions.
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4. PERMIT(S)
Observations:
N/A.
5. FUSE BOX
Materials:
N/A.
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Glossary
Glossary
Term

Definition

Combustion Air

The ductwork installed to bring fresh outside air to the furnace
and/or hot water heater. Normally, two separate supplies of air
are brought in: one high and one low.
A special device that is intended for the protection of personnel
by de-energizing a circuit, capable of opening the circuit when
even a small amount of current is flowing through the grounding
system.
Polyvinyl chloride, which is used in the manufacture of white
plastic pipe typically used for water supply lines.
The internal angle formed by the junction of two sloping sides of
a roof.

GFCI

PVC
Valley

Page 96 of 96

