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November 18, 2010

Dear John & Joan,

RE: Report No. 1662, v.4
100 Main St.
Anywhere, NS

Thanks very much for choosing me to perform your home inspection. The inspection itself and the attached report comply
with the requirements of the Standards of Practice of our national Association. This document, which is included at the
end of the report for your perusal, defines the scope of a home inspection.

Clients sometimes assume that a home inspection will include many things that are beyond the scope. We encourage
you to read the Standards of Practice so that you clearly understand what things are included in the home inspection and
report.

The report has been prepared for the exclusive use of our client. No use by third parties is intended. We will not be
responsible to any parties for the contents of the report, other than the party named herein .

The report is effectively a snapshot of the house, recording the conditions on a given date and time. Home inspectors
cannot predict future behavior, and as such, we cannot be responsible for things that occur after the inspection. If
conditions change, we are available to revisit the property and update our report.

The report itself is copyrighted, and may not be used in whole or in part without our express written condition. 

Again, thanks very much for choosing me to perform your home inspection. 
 

Sincerely,

Bob Smith,�Certified Professional Inspector (CPI)®: 

 
on behalf of
Priority Home Inspections

      Priority Home Inspections 
 

 902-440-6450 
Fax: 509-463-7240

www.priorityhomeinspections.ca
priorityhomeinspections@gmail.com



  

 

316 Balmy Lane, Chicago, IL     October 3, 2008 www.xyzhomeinspection.com 

A great inspection is only the beginning.

ROOFING

Observations and Recommendations

General
The Recommendations section describes suggested improvements to the home. The condition is outlined first along

with the implication, if applicable. A course of action is suggested along with a time frame for completion to help with
prioritizing home improvement activities. 

Roofs may leak at any time. Leaks often appear at roof penetrations, flashings, changes in direction or changes in
material. A roof leak should be addressed promptly to avoid damage to the structure, interior finishes and furnishings. A
roof leak does not necessarily mean the roof has to be replaced. We recommend an annual inspection and tune-up to
minimize the risk of leakage and to maximize the life of roofs.

SLOPED ROOFING \ Asphalt shingles
Condition: Evidence of roof leakage was noted on the west side of the roof near the bathroom exhaust fan discharge.
A qualified roofer should examine this area and correct as needed. Since it was dry at the time of the time of the
inspection, we could not determine whether the leak is active. 

1.
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A great inspection is only the beginning.

EXTERIOR

Observations and Recommendations

General
Basement leakage is often caused by conditions on the exterior of the home. Basements are not built like boats, and if

water is allowed to collect outside of foundation walls, it will leak through into the basement. It is important that gutters
and downspouts collect roof water and carry it away from the house. Similarly, lot grading around the house should
slope down away from the building so that surface water from rain and melting snow is directed away from the building,
rather than toward the foundation.

WALLS \ Trim
Condition: Gutters and downspouts must be kept clear to operate properly. Leaves and other debris should be 
cleaned out as necessary. Improper gutter slope may result in water accumulating and discharging where it was not
intended. Leaks in gutters and downspouts may also allow water to discharge where it can do some damage. We
recommend checking the gutters and downspouts regularly. This is best done during or immediately after rains.

Condition: The trim around several of the windows was noted to be rotted. It is suspected that more damage will be 
found as work begins. Several windows may have to be replaced. 

2.

WALLS \ Wood siding
Condition: On the west dormer, the wood siding is in contact with the roof surface. This arrangement leads to rot of 
the siding, which has started. Replacement of this siding will probably be necessary, possibly quite soon. 
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A great inspection is only the beginning.

EXTERIOR 

3.

WALLS \ Stucco and EIFS
Condition: An annual stucco inspection (and repair if needed) program is recommended. Emphasis should be placed 
on gaps around wall penetrations like windows, doors, vents, railings, lights and pipes.

EXTERIOR GLASS \ Window wells
Condition: The west side of the home has two basement windows at or below grade level with no clearance between 
soil and window sill/frame. This condition can result in window frame rot, basement water leaks and provide an access
point for wood boring insects. Window wells should be provided for both of these windows. Repairs to the rotted wood
will be needed. The windows may have to be replaced. 

4.
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A great inspection is only the beginning.

EXTERIOR

PORCHES, DECKS, STEPS, PATIOS AND BALCONIES \ Joists
Condition: Ledgerboard problems
The relatively new deck does not appear to be well secured to the building. This is a common problem with deck
construction that can lead to failure of the deck under heavy loads. The ledgerboard should be bolted to the building. A
specialist should be contacted for specifics.
Location: Rear exterior wall
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A great inspection is only the beginning.

EXTERIOR

PORCHES, DECKS, STEPS, PATIOS AND BALCONIES \ Floors
Condition: The side porch floor boards have been covered with an indoor/outdoor carpet. While this prevents the 
boards from getting wet and shields them from some wear and tear, the wood is not able to dry easily and may in fact rot
sooner with this type of covering in place. We recommend monitoring of the floor for soft or bouncy areas. 

6.

PORCHES, DECKS, STEPS, PATIOS AND BALCONIES \ Handrails and guards
Condition: Loose 
We noted that the handrail for the front porch was not secure. We could easily move the railing side-to-side, and it will
probably not prevent an adult from falling. We recommend immediate improvement here.
Location: Front

LANDSCAPING \ Lot grading
Condition: The ground around the building slopes away from the building for the most part. This is helpful in draining 
surface water away from the foundation and preventing wet basement problems. At the southeast corner of the building,
the ground slopes down toward the building. This may result in basement leakage, and this area should be re-graded.

LANDSCAPING \ Retaining wall
Condition: There is a large retaining wall at the rear of the property. It is not clear to us whether the wall is the 
responsibility of this home or the one behind. Although the wall showed no visible evidence of distress, the performance
of such a system is beyond the scope of a home inspection. We recommend that you determine who is responsible for
the wall.
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A great inspection is only the beginning.

STRUCTURE

Observations and Recommendations

General
This house is in a neighborhood where termites are active.  No damage was visible in the house although interior

finishes limited the inspection.  Annual inspection by a pest control specialist is recommended (~ $250).  A chemical
treatment should be provided if/when needed.  Consider setting up an annual inspection and warranty program.

FOUNDATIONS \ Foundation
Condition: The significant cracking in the concrete block foundations in the crawlspace appears to be the result of
lateral pressure from the exterior. This may be the result of frost or other forces. A specialist should be engaged to 
evaluate the situation and recommend corrective action to stabilize the foundation. 

7. 8.

FLOORS \ Beams
Condition: The steel beam is not well secured to the steel column. It should be bolted or welded to the column plate. 

9. 10.
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A great inspection is only the beginning.

STRUCTURE

FLOORS \ Joists
Condition: Some of the diagonal bridging between floor joists is not secured in place. These members should be 
re-secured to the joists to stiffen the floor. 

11.

ROOF FRAMING \ Rafters/trusses
Condition: The garage roof structure has been dramatically weakened by cutting several of the trusses to create a 
storage area. The storage platform has been removed, but several cut trusses remain unrepaired. This should be
corrected immediately. The repairs should be designed by a qualified engineer. Simply scabbing new lumber in to fill the
gaps is not likely to be effective. 

12.
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A great inspection is only the beginning.

STRUCTURE

ROOF FRAMING \ Collar ties/rafter ties
Condition: Several of the collar ties in the attic of the older part of the home have buckled. Collar ties are intended to
stiffen the roof and keep it from sagging, especially under snow loads. These should be reinforced with braces often
referred to as "rat tails." 

13.
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A great inspection is only the beginning.

ELECTRICAL

Observations and Recommendations

General
Numerous electrical defects require immediate attention. A representative sample is noted below. An electrician should

be engaged to address these items and perform a general electrical clean-up. 

Any electrical recommendations should be considered high priority items, since all electrical issues are safety concerns. 

SERVICE DROP AND SERVICE ENTRANCE \ Service drop
Condition: The overhead electrical service wires from the street to the house are referred to as the "service drop".
These wires are typically the property of the local electrical utility. Trees are contacting the service drop wires for this
home, and some fraying of the cable was noted. The utility should be contacted to determine who is responsible for
trimming trees away from the wires.

SERVICE BOX, GROUNDING AND PANEL \ Distribution fuses/breakers
Condition: Two 30-amp breakers serving 14-gauge copper wire were noted in the panel. Breakers for this type of wire 
would typically be 15-amp. A qualified electrician should be contacted promptly to take corrective action as needed.

SERVICE BOX, GROUNDING AND PANEL \ Panel wires  
Condition: An electrical hazard was noted in the main distribution panel. Each breaker should have only one wire
attached. As you can see in the photo below, up to three wires are attached to a single breaker. This is not safe, and
should be corrected. A new, larger panel may be required to accommodate all of the wires and their circuits. 

14.

DISTRIBUTION SYSTEM \ Wiring - damaged or exposed
Condition: We noted that some electrical cabling in the rear second floor bedroom has been stapled to the surface of 
the baseboard. This type of cable is not intended to be surface mounted on the interior finishes. This situation should be
corrected promptly.
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A great inspection is only the beginning.

ELECTRICAL

DISTRIBUTION SYSTEM \ Lights
Condition: One light fixture in the garage is hanging by its wiring. It should be secured to the junction box to eliminate
this electrical hazard. 

15.

DISTRIBUTION SYSTEM \ Junction boxes
Condition: Several junction boxes in various areas of the home were noted to be missing covers. Covers should be 
provided to correct this dangerous situation. 

16. 17.
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A great inspection is only the beginning.

ELECTRICAL  

18.

DISTRIBUTION SYSTEM \ Outlets
Condition: Modern requirements also include using ground fault circuit interrupters (GFCI) for outlets (receptacles)
near water sources. These safety devices could be used to protect outlets on the exterior, in bathrooms and the kitchen.
Adding these devices would be considered an improvement rather than a repair.

Condition: Most of the outlets in the home are the modern grounded three-slot type. Some older ungrounded two-slot 
outlets were noted. An improvement to the home would include replacing these outlets with the modern grounded type. 

DISTRIBUTION SYSTEM \ Cover plates
Condition: The cover plate on one of the surface mounted receptacles in the laundry area is broken and should be
replaced. 

19.
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A great inspection is only the beginning.

ELECTRICAL

DISTRIBUTION SYSTEM \ Smoke detectors
Condition: Smoke and carbon monoxide (CO) detectors should be provided at every floor level of every home.
Smoke detectors should be close to sleeping areas, and carbon monoxide detectors should be in any room with a
wood-burning stove or fireplace. These devices are not tested as part of a home inspection. Once you take possession
of the home, detectors should be tested regularly, and replaced every 10 years. If unsure of the age of a smoke
detector, it should be replaced. Any remaining smoke detector batteries should be replaced.
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A great inspection is only the beginning.

HEATING

Observations and Recommendations

General
An annual maintenance agreement that covers parts and labor is recommended.

FIREPLACE \ Fireplace heat circulator
Condition: Fan inoperative 
The circulating fan in the living room fireplace could not be operated. There may be a switch that controls the fan that
was not located. The seller may be able to advise on this issue.

FIREPLACE \ General
Condition: Tempered glass doors with a combustion air grille are desirable to reduce heat loss from the building
during operation of the living room fireplace.

SPACE HEATER \ Electric space heater
Condi tion: An electrical outlet (receptacle) was noted directly above an electric baseboard heater in the family room.
This situation is unsafe because a wire plugged into the receptacle is almost certain to contact the heater. When the
heater comes on, the wire may melt and start a fire or cause a serious electric fault. 

20.
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A great inspection is only the beginning.

COOLING & HEAT PUMP

Observations and Recommendations

General
We recommend setting up an annual service contract to help ensure the system operates efficiently and lasts as long

as possible.

AIR CONDITIONING \ Air cooled condenser coil
Condition: The outdoor part of the air conditioner is partly covered with shrubs, which interfere with air movement.
This will make the system work harder, increasing heating costs, shortening life expectancy and possibly reducing
comfort in the home. 

21.
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A great inspection is only the beginning.

INSULATION AND VENTILATION

Observations and Recommendations

General
The plastic sheeting on the earth floor helps prevent moisture entering the crawlspace. It should not be torn or

otherwise disturbed. 

Adding insulation to a home improves the comfort and reduces the heating and cooling costs. Virtually every home
could have more insulation added, although the cost effectiveness of adding insulation decreases with higher levels of
existing insulation. Typically, improving the insulation in the attic is the most cost effective approach. When adding
insulation, it may also be necessary to improve the attic ventilation.

If changes are planned for exterior walls, insulation improvements may be cost effective as part of this work.

Improving the insulation levels in basements and crawlspaces from the interior can also be quite cost effective, although
there is typically less heat loss from these areas than there is from the attic, for example.

Reducing the amount of air leakage out of the home can also have a dramatic impact on both comfort and fuel costs.
There are firms that specialize in sealing homes to reduce air leakage. These improvements can be cost effective,
especially for particularly leaky homes. This work is often incorporated with insulation improvements.

ATTIC/ROOF \ Pull -down stairs
Condition: The pull-down stairs for the attic are located in the rear second floor hallway. There has been a
manufacturer's recall on this type of stairway. We recommend removal or replacement of this stairway.

FOUNDATION \ Crawlspace ventilation
Condition: The required ventilation for crawl spaces is a somewhat controversial issue. Inadequate ventilation can
result in condensation, mold and other problems. No such problems were identified here, and although there is no 
exterior ventilation for this crawlspace, it appears that the open communication with the basement provides effective
ventilation. We recommend that the crawlspace be inspected semi-annually for evidence of problems.
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A great inspection is only the beginning.

PLUMBING

Observations and Recommendations

WASTE PLUMBING \ Drain piping - performance
Condition: The cast iron waste piping in the basement has failed and should be replaced immediately. This is a 
health hazard since raw sewage may enter the home. 

22. 23.

WASTE PLUMBING \ Traps - installation
Condition: Much of the waste plumbing in the addition has been done poorly. We noted traps secured with twine, a 
poor trap and drain arrangement, and automatic air vents rather than proper venting. A qualified plumbing specialist
should be engaged to investigate the entire plumbing system and correct as needed. 

24. 25.
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A great inspection is only the beginning.

PLUMBING 

26. 27.

FIXTURES AND FAUCETS \ Basin, sink and laundry tub
Condition: The sink in the rear second floor bathroom is deteriorated and near the end of its life. Replacement in the 
short term is recommended. 

28.
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A great inspection is only the beginning.

INTERIOR

Observations and Recommendations

General
Asbestos may be present in many building products and materials.  Asbestos cannot be conclusively identified during a

visual inspection, and is not within the scope of this inspection. An environmental consultant can assist if this is a
concern.

WALLS \ Plaster or drywall
Condition: Cracks were noted in the dining room, indicating movement of the structure. No obvious cause was 
identified, and the movement may not be recent. This area should be monitored for future movement. Many people take
photos of the crack and date them, so the crack can be compared to the photo over time to determine if movement is
ongoing. 

29. 

30.

BASEMENT \ Wet basement - evidence  
Condition: Although the basement was dry at the time of the inspection, some evidence of past moisture was noted.
This includes efflorescence, rust on the legs of the water heater and stains on the foundation walls. The basement
should be monitored for evidence of moisture, and first corrective actions would include maintenance of the gutters and
downspouts, and ensuring that the ground around the building slopes to drain water away from, rather than toward the 
home.
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A great inspection is only the beginning.

INTERIOR 

31.

EXHAUST FANS \ Exhaust fan
Condition: The exhaust fan for the rear second floor bathroom has not been ducted to discharge its warm moist air
outside. The warm moist air discharging into the attic is likely to condense in cold weather, causing moisture damage in
the attic and the bathroom ceiling. Not surprisingly, previous repairs to the ceiling below were noted in the bathroom. 

32.

END OF REPORT 
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