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Report Summary
The house in perspective
Weather:
Approximate Temperature:
Present at the Inspection:
Style:
Approximate Age:
Bedrooms:
Bathrooms:
Foundation:
Occupied or Vacant

● Clear
● 74 degrees
● Buyer, Selling Realtor
● Townhouse
● 13 years
●3
● 2.5
● Basement
● Vacant

Introduction
As requested, our Company inspected the subject house/building in accordance with the PreInspection Agreement, a copy of which you signed previously. The enclosed report is supplied
to assist you in evaluating the condition of the subject house/building. Also included within the
report is valuable information concerning maintenance and pre-settlement inspection
instructions. Our report should be only one of a number of considerations used by you in your
determination to purchase the house/building. In addition to the conditions reported by us, we
strongly urge you to discuss the known repair history of the house/building with the seller
and/or seller’s representative making every effort to ascertain problems, if any, known only to,
or best by, the seller. If applicable, it is strongly recommended that you obtain a full written
disclosure from the seller of the property. Almost all homes have defects that a seller may be
aware of. Often, some defects are latent and are only discovered when a house is lived in
(e.g. a circuit breaker will trip if certain outlets/circuits are used, the roof will leak if rain comes
at a certain angle, the basement gets water, the plumbing system makes noises, a foundation
crack is concealed due to basement finishing or storage). Further, a disclosure should inform
you whether required permits were obtained for applicable repairs and improvements. It
should be known that this inspection report cannot take the place of a full seller’s
disclosure.
The Report Summary has been prepared to help summarize our findings. The report summary
should not be construed as being the entire report but merely a part of it. We urge you to read
the entire report as soon as you receive it as, on occasion, an item actually reported by our
inspector could inadvertently be omitted during processing. On those rare cased where the
inspector has failed to make an entry and it was not caught in the office, an early phone call
can rectify the matter.
This report was prepared with the age of the structure and the comparable condition of the
neighboring structures taken into consideration.
Not all improvements will be identified during this inspection. Unexpected repairs should still
be anticipated due to the non-invasive nature of this inspection. Please refer to the Four
Season Maintenance Guide found in the report and the comments contained within the body of
the full report for additional information concerning such items as maintenance tips and energy
saving suggestions.
This confidential report is prepared exclusively for John & Jane Smith
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Report Summary
REPORT CONDITION DEFINITIONS
For your convenience, the following definitions have been used in this report.
Repair: denotes a system or component that needs corrective action to assure proper and
reliable function. Please note that the full extent of some defects may be concealed and
undetectable until dismantled or disassembled.
Safety Issue: denotes a condition that is unsafe and in need of prompt attention.
Improve: denotes improvements or upgrading which are recommended but not required.
Monitor: denotes a system or component needing further investigation and/or monitoring in
order to determine if repairs are necessary.
Deferred Cost: denotes items that have reached or are reaching their normal life expectancy or
show indications that they may require repair or replacement anytime during the next five (5)
years.
Please note that those observations listed under “Discretionary Improvements” are not essential
repairs, but represent logical long term improvements.

DISCRIPTION DEFINITIONS
Acceptable: functional at the time of the inspection with no visible evidence of a substantial
defect, some signs of normal wear may be present. May also be subject to some repairs in the
near future due to normal wear factors or required maintenance.
Functional: operating at the time of inspection, some signs of normal wear or minor deficiencies
may exist. Capable of being used or operated as intended for an indeterminate period of time.
Item(s) may be subject to repairs or necessary maintenance within the near future.
Marginal: functional but approaching the end of its life expectancy. Heavy wear, major repair or
replacement is possible over the coming years. We recommend budgeting for replacement cost
to avoid sudden unexpected expense.

REPAIR & IMPROVEMENT RECOMMENDATION SUMMARY
The following is a synopsis of our recommended repairs that should be addressed immediately and
potential improvements that should be addressed or budgeted for. Other improvements, outside
the scope of this inspection, may also be necessary. Please refer to the body of this report for
further details on these and other recommendations.
We recommend contacting several reputable contractors (when applicable, registered or licensed
professionals) to obtain estimates for all repairs, pest control treatment, or radon remediation, if
required. Our company has provided you with an independent, unbiased report. We have no
vested interest in performing repairs, pest control treatment, or radon remediation. All items listed
as repairs should be addressed as soon as possible. We recommend that the professionals
making any repairs inspect the property further in order to discover and repair related problems
that were not identified in this report. We suggest that every six months, you should inspect the
property for changes using the enclosed Pre-settlement Inspection List as a guide.

This confidential report is prepared exclusively for John & Jane Smith
© 2012 Landmark Inspections LLC.

1 Your Street, Your City, Your State 01234 Page 5 of 32

Report Summary
Our report should not be considered to be a code compliance inspection; rather, our inspection is
based solely upon the apparent condition of the visible and accessible areas of the property as they
existed at the time of inspection.
The inspection is not to be construed as a guarantee or warranty either expressed or implied.
Many of the items noted are typical of a house of this age and construction. Based on the limitations
noted above and considering its age and various pertinent factors, the following are our findings.

Recommended Repairs
Deck
• Safety Issue: There is a damaged baluster on the rear of
the deck. We recommend that this be replaced for safety.
Sloped Roofing
• Repair: Nail heads are exposed at the lower rear roof where
the wall intersects the roof shingles. They should be sealed
to reduce risk of leaks.
Bathroom Vents
• Repair: The bathroom exhaust vents should be insulated
and extended to the exterior of the home. The moisture
laden heat should not vent into the attic as there is a chance
of mold and mildew growth and rot to the wood members in
the attic. We recommend having a qualified contractor make
the needed repairs.
Fireplace
• Repair: The gas fireplace would not light at the time of the
inspection. We recommend consulting with the current
home owner to verify operation prior to closing.
Windows
• Repair: We recommend replacing or repairing the upper
insulated windows in the front of the living room and at the
left side of the master bathroom due to the broken seals.
Lost seals are not particularly serious from an energy
standpoint. The window will still perform reasonably well.
However, visibility is often reduced and the glass may look
cloudy, even if there’s no condensation at the moment.
Once the seal is gone, condensation will appear and
disappear between the panes.

The lost seal is difficult
to see in this photo.

Stairways
• Repair: The railing leading up to the second floor is a little
loose and should be tightened for safety.
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Oven
• Safety Issue: An anti tipping device is needed for the oven
for safety. Cooking ranges can tilt forward when too much
pressure is applied to an open oven door. This can result in
injury from a tipped range or from hot food/liquids falling from
the range top. For added protection against range tipping
incidents, a manufacturer supplied range anti-tip device
should be installed on the floor or wall. The range anti-tip
device secures the range to the floor and/or wall and
prevents the range from tipping forward.
Main Electrical Panel
• Repair: The double wired circuits should be rewired for
safety. An individual circuit should only have one branch line
attached to it so that in the event of an overload the circuit
will trip. It may be possible that the other attached line may
not present a problem with the circuitry. As we are not able
to trace the lines to see what is connected to them, we
recommend contracting a licensed electrician for proper
determination. The circuits in question are marked with red
tape.
Main Panel Cover
• Safety Issue: The main electrical panel cover was fastened
with an improper screw located at the bottom left corner of
the panel. Proper machine screws (non pointed screws)
should used to secure the panel cover. Using the proper
screws will prevent wires from becoming pinched or pierced
which can lead to a short or electrocution.
Furnace Exhaust Vent
• Safety Issue: The “B-Vent” for the furnace does not have
sufficiently clearance from combustible materials. This
situation was evident behind the furnace where the insulation
is laying against the vent. This should be rectified for safety.
Supply Plumbing
• Repair: The supply piping is leaking under the kitchen sink
and at the cold water shut off in the basement above the
washing machine.
Overhead Garage Door Opener
• Safety Issue: The garage door opener did not automatically
reverse under reasonable resistance to closing. There is a
risk of injury, particularly to children, under this condition.
The opener is in need of adjustments. There were electronic
eyes at the bottom of the garage track that were functioning
properly at the time of the inspection although the adjustment
should still be made to the opener itself. This is a simple
quick adjustment that can be made on the back of the unit.
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Potential Improvements
IMPROVEMENT ITEMS
Lot Drainage
• Improve: In order to promote proper drainage the ground should be built up and sloped away from
the foundation. This will divert water away from the foundation to avoid possible moisture
penetration below the surface and into the house or building. This should be done wherever
needed and will be required on a continuing basis as part of normal maintenance. In many
instances, clean fill or top soil can be obtained at little or no cost. At least six (6) inches of
clearance should be maintained between soil level and the bottom of exterior wall siding. Hard
surfaces such as walkways and patios should also pitch
away from the home to ensure proper drainage.
Gutters & Downspouts
• Improve: The rear downspout that discharges onto the
lower roof should be extended to discharge directly into the
gutters below. This condition, if left unattended, can result in
premature deterioration of the roofing under the end of the
downspout.
Furnace
• Improve: There are no visible recent service records for the
furnace, possibly indicating the lack of maintenance. This
should be a regular maintenance item to assure safe, reliable
heat. We recommend having the system cleaned, inspected and serviced by a qualified HVAC
contractor.
Ceiling Fan
• Improve: The master bedroom ceiling fan wobbled when
tested. Wobbling is usually caused by misaligned blades or
improper installation.
ITEMS TO MONITOR
Windows
• Monitor: The master bathroom window had been repaired at
the exterior due to what appears to have been a caulking or
an installation issue. The window may have leaked at some
time in the past. We recommend carefully monitoring the window for future leakage, particularly
during times of heavy wind driven rains. We recommend inquiring about the past repair from the
seller.
DEFERRED COST ITEMS
Water Heater
• Deferred Cost: Gas fired water heaters have a typical life expectancy of 8 to 12 years. The
existing unit is at this age range. One cannot predict with certainty when replacement will become
necessary although budgeting for a replacement is recommended.
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Special Inspections
•

The result of your radon test will be sent under separate cover by the laboratory performing the
analysis
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Exterior
DESCRIPTION OF EXTERIOR
EXTERIOR WALL MATERIAL:
EAVES SOFFIT FASCIAS:
EXTERIOR DOORS:
WINDOWS, DOOR FRAMES & TRIM:
DRIVEWAY MATERIAL:
ENTRY WALKWAYS & PATIOS:
PORCHES/STEPS/DECKS/RAILINGS:

• Stucco • Vinyl Siding • Stone
• Aluminum
• Metal • Sliding Glass
• Metal-Covered
• Asphalt
• Concrete
• Concrete • Treated Wood

CONDITION:

• Functional • See Repairs & Recommendations

SURFACE DRAINAGE:

• Level Grade

CONDITION:

• See Recommendations

EXTERIOR OBSERVATIONS
GENERAL INFORMATION:
•

All buildings experience some water penetration at one time or another. During construction, the
foundation walls should be waterproofed on the exterior. Obviously, we cannot determine if this has
been done. Every building goes through a period of settlement at which time minor settlement
cracks develop in the foundation. When that happens, the waterproof coating also develops cracks,
which in turn, permits water penetration. Waterproofing the interior or exterior walls should be
considered as a last resort. You should be leery of waterproofing contractors who recommend
complete waterproofing measures, at a cost of thousands, prior to your having performed the
routine maintenance items mentioned below.

•

We also recommend checking with the owner regarding any lower level moisture problems prior to
further evaluation or expenditure.

MAINTENANCE TIPS:
•

As with any siding, shrubbery and vegetation should be kept cut back at least 9-12” to prevent wood
boring inspection infestation and possible moisture accumulation and damage. All wood trim and
siding should be properly painted and caulked to prevent rot and possible interior moisture damage.

•

The caulking also needs to be maintained around all doors windows, joints, and similar openings
and between any gaps to help prevent moisture penetration.

•

As with any house, it is important that a positive slope for drainage away from the foundation be
maintained as part of normal homeowner’s maintenance. We advise checking with the owner or
the owners’ representative regarding any known lower level moisture problems. Prior to further
evaluation or expenditure and to help with any future and or further moisture problems, we
recommend performing the following: re-grading the soil around the perimeter of the house in order
to maintain a positive slope away from the foundation area, resetting the splash blocks or installing
splash blocks and extenders and cleaning out the gutters.
This confidential report is prepared exclusively for John & Jane Smith
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•

Regrading is an ongoing process and required as part of normal maintenance. There should be at
least six inches (6”) of clearance between where the siding begins and where the dirt grading starts,
to prevent wood destroying insect infestation and moisture penetration or rot.

RECOMMENDATIONS / OBSERVATIONS
Deck
• Safety Issue: There is a damaged baluster on the rear of the deck. We recommend that this be
replaced for safety.
Windows
• Monitor: The master bathroom window had been repaired at the exterior due to what appears to
have been a caulking or an installation issue. The window may have leaked at some time in the
past. We recommend carefully monitoring the window for future leakage, particularly during times
of heavy wind driven rains. If possible request information on the past repair from the seller.
Lot Drainage
• Improve: In order to promote proper drainage the ground should be built up and sloped away from
the foundation. This will divert water away from the foundation to avoid possible moisture
penetration below the surface and into the house or building. This should be done wherever
needed and will be required on a continuing basis as part of normal maintenance. In many
instances, clean fill or top soil can be obtained at little or no cost. At least six (6) inches of
clearance should be maintained between soil level and the bottom of exterior wall siding. Hard
surfaces such as walkways and patios should also pitch away from the home to ensure proper
drainage.
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Exterior Drainage Control
MAINTENANCE TIPS:
•

The installation of gutter screens or guards will help to prolong their life.
sometimes be sealed from the inside with an exterior sealant or caulk.

Small leaks can

•

The gutters must be kept clear of any debris which may accumulate in them. (See Moisture
Control) If ice is permitted to accumulate in the gutters, ice dams are eventually formed. These
dams can allow water to back up under the roofing material and enter the attic causing moisture
damage and rot to occur. This leakage may go unnoticed until staining occurs on the ceilings below
or on the walls, especially if the moisture travels along the interior of the walls.

MOISTURE CONTROL:
•

The three most common sources of basement or crawl space water penetration are:
1)
2)
3)

•

The need to clean out the gutters or the lack of proper gutters
The lack of proper carry offs or improperly set carry offs
Improper grading around the foundation

Normal maintenance requires periodic cleaning out of the debris which may accumulate in the
gutters as well as any underground drains that may exist.

LIMITATIONS OF EXTERIOR INSPECTION
As we have discussed and as described in your inspection contract, this is a visual inspection limited in
scope by (but not restricted to) the following conditions:
•
•
•
•

•

Only a representative sampling of exterior components was inspected.
The inspection does not include an assessment of geological, geotechnical, or hydrological
conditions, or environmental hazards.
Underground items including, but not limited to underground storage tanks or other underground
indications of their presence, whether abandoned or active are beyond the scope of this inspection.
Screening, shutters, awnings, or similar seasonal accessories, fences, recreational facilities,
outbuildings, seawalls, break-walls, docks, erosion control and earth stabilization measures are not
inspected unless specifically agreed-upon and documented in this report.
Storm doors and storm windows along with safety glazing are not inspected.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of this
inspection.
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Roofing
DESCRIPTION OF ROOFING
ROOF COVERING:
ROOF FLASHING:
CHIMNEY:
ROOF DRAINAGE SYSTEM:
SKYLIGHTS:
METHOD OF INSPECTION:

• Dimensional Asphalt Shingle • 1 Layer
• Metal
• Metal below siding
• Aluminum • Downspouts discharge above grade
• Curb-Type
• Walked on roof

CONDITION:

• Functional • See Recommendations

ROOFING OBSERVATIONS
GENERAL INFORMATION:
•

The normal life expectancy of this type of roof covering is 30-35 years. Obviously, we cannot
determine whether or not tar paper was used under the shingles without lifting and damaging the
existing shingles. The life expectancy is dependent on weather conditions, exposure to the
elements and proper attic ventilation.

•

Common roof installation practice allows two layers of shingles before the need to strip the roof and
start over. If severe aging has occurred, it is recommended that the shingles be stripped off and a
new layer installed.

MAINTENANCE TIPS:
•

Regardless of whether there was evidence of past or current staining (see remainder of the report),
you should expect to have to perform routine maintenance such as resealing the chimney and
valley flashings and other areas where the roof membrane has been pierced, such as from skylights
and antenna guide wires. It is not unusual with this type of roof material for pinhole leaks to
develop and reseal themselves.

General Comments
• All roofs are prone for leakage, especially at the flashed areas. Leakage can develop at any time
and may depend on rain intensity, wind direction, ice buildup, and other factors. Regular monitoring
and maintenance is required to help prevent leakage and/or limit damage caused by leakage.
RECOMMENDATIONS / OBSERVATIONS
Sloped Roofing
• Repair: Nail heads are exposed at the lower rear roof where
the wall intersects the roof shingles. They should be sealed
to reduce risk of leaks.
Gutters & Downspouts
• Improve: The rear downspout that discharges onto the
lower roof should be extended to discharge directly into the
gutters below. This condition, if left unattended, can result in
premature deterioration of the roofing under the end of the
downspout.
This confidential report is prepared exclusively for John & Jane Smith
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LIMITATIONS OF ROOFING INSPECTION
As we have discussed and as described in your inspection contract, this is a visual inspection only.
Roofing life expectancies can vary depending on several factors. Any estimates of remaining life are
approximations only. This assessment of the roof does not preclude the possibility of leakage.
Leakage can develop at any time and may depend on rain intensity, wind direction, ice buildup, etc.
The roof inspection is limited in scope by (but not restricted to) the following conditions:
•
•
•
•
•

Not the entire underside of the roof sheathing is inspected for evidence of leaks.
Evidence of prior leaks may be disguised by interior finishes.
Chimney/flue interiors which are not readily accessible are not inspected and could require repair.
Roof inspection may be limited by access, condition, weather, or other safety concerns.
If applicable, inspection of the interior of any chimney/s was not within the scope of this inspection.
A chimney sweep should be engaged for this service. The National Fire Protection Association
recommends an NFPA 211, Level II inspection of any chimney when a home is sold. Such an
inspection, performed by a Certified or otherwise qualified chimney sweep, may reveal problems
not apparent to this inspector and is strongly recommended.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of this
inspection.
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Structure
DESCRIPTION OF STRUCTURE
FOUNDATION:
CONDITION:

• Poured Concrete • Basement Configuration
• Acceptable

COLUMN TYPE:
CONDITION:

• Not Completely Visible
• Functional

JOIST MATERIAL:
CONDITION:

• Manufactured Wood Joist
• Acceptable • Not Completely Visible • See Limitations

GIRDER MATERIAL:
CONDITION:

• Steel I Beam
• Functional • Not Completely Visible

WALL MATERIAL:
CONDITION:

• Not Visible
• Not Inspected • Not Visible

STRUCTURE OBSERVATIONS
GENERAL INFORMATION:
•

Every building experiences some settlement during which time cracks develop. Generally, cracks
under a 1/16” wide are due to normal settlement. All cracks should be monitored for any potential
further movement. Cracks of this type can be easily repointed or sealed. Unless the cracks get
worse or bulging or bowing takes place, it should not be viewed as a major concern.

RECOMMENDATIONS / OBSERVATIONS

LIMITATIONS OF STRUCTURE INSPECTION
As we have discussed and as described in your pre-inspection contract, this is a visual inspection
limited in scope by (but not restricted to) the following conditions:
•
•
•
•

Structural components concealed behind finished surfaces couldn't be inspected and are therefore
disclaimed.
Only representative samplings of the visible structural components were inspected.
Concealed floor cavities restricted the inspection of structural components.
Engineering or architectural services such as calculation of structural capacities, adequacy, or
integrity are not part of a home inspection.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of this
inspection.
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Electrical
DESCRIPTION OF ELECTRICAL
ESTIMATED CABLE ENTRY SIZE:
SERVICE ENTRY TYPE:
SERVICE ENTRANCE MATERIAL:
ESTIMATED PANEL BOX
MAIN DISCONNECT RATING:
SERVICE GROUNDING:
OVER CURRENT PROTECTION:
BRANCH WIRE MATERIAL:
BRANCH WIRE TYPE:
SWITCHES & RECEPTACLES:
GFCI - LOCATION:
SMOKE DETECTORS:

• 200 Amps/240 volts
• Underground in a conduit
• Aluminum

CONDITION:

• Functional • See Repairs

• 200 Amps/240 volts • Breakers • Location: Basement
• Copper & Aluminum-Bare, Water Pipe & Ground Rod
• Panel Rating: 200 Amps • Breakers
• Copper
• Plastic sheathed (Romex)
• Three prongs grounded
• Bathrooms • Exterior • Kitchen • Basement
• Present although not tested

ELECTRICAL OBSERVATIONS
GENERAL INFORMATION:
•

The visible and accessible interior wiring only was inspected. We again remind you that no
representations are made concerning amperage and/or voltage capacity.

•

If you plan on installing or using heavy-duty appliances such as freezers, microwave ovens,
computers, or other similar devices, it will be necessary to insure that the existing circuitry is
adequate for the intended demand. It may be necessary to install additional circuits or upgrade the
existing service. If the use of certain electrical appliances causes circuit breakers to trip, then the
electrical system should be checked thoroughly by a licensed electrician.

•

No representations are made concerning amperage and/or voltage capacity. We recommend
contacting the electric company or an electrician to determine the exact service capacity especially
if this is a factor in your offer to purchase the property.

•

Most homes require a minimum of approximately 100 amps/240 volts of service to properly operate
the appliances used today.

•

It is recommended that ground fault circuit interrupter (GFCI) circuit breaker receptacles be installed
for safety when moisture may be present in areas such as the exterior, garage, kitchen and
bathrooms. The purpose of a GFCI is to prevent serious shocks which can occur when holding a
faulty electrical appliance while water or another ground is touched. Most houses older than 30
years old do not have GFCI breakers. However, they are good safety devices and are now
required by many local electrical codes.

MAINTENANCE TIPS:
•

It is important to monitor the condition of the electrical system. If lights blink or become dim when
other electrical appliances come on, it may be an indication that the system is overloaded. This
condition should be checked by a qualified, licensed electrician.
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•

The caulking must be maintained at the points where the service entry enters the building and
around the meter to prevent corrosion and possible short circuiting in the circuit breaker or fuse box.

•

Switches, lights, receptacles and GFCI wear with age and use, and may require replacement at any
time. This is considered part of normal maintenance.

•

As part of normal maintenance, GFCI should be tested every thirty days.
properly, replacement will be necessary.

If they fail to work

RECOMMENDATIONS / OBSERVATIONS
Main Electrical Panel
• Safety Issue: The double wired circuits should be rewired for safety. An individual circuit should
only have one branch line attached to it so that in the event of an overload the circuit will trip. It
may be possible that the other attached line may not present a problem with the circuitry. As we
are not able to trace the lines to see what is connected to them, we recommend contracting a
licensed electrician for proper determination. The circuits in question are marked with red tape.
Main Panel Cover
• Safety Issue: The main electrical panel cover was fastened with an improper screw located at the
bottom left corner of the panel. Proper machine screws (non pointed screws) should used to
secure the panel cover. Using the proper screws will prevent wires from becoming pinched or
pierced which can lead to a short or electrocution.

LIMITATIONS OF ELECTRICAL INSPECTION
As we have discussed and as described in your inspection contract, this is a visual inspection limited in
scope by (but not restricted to) the following conditions:
•
•
•

Electrical components concealed behind finished surfaces are not inspected.
Only a representative sampling of outlets and light fixtures were tested.
The inspection does not include remote control devices, alarm systems and components, low
voltage wiring, systems, and components, ancillary wiring, systems, and other components which
are not part of the primary electrical power distribution system.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of this
inspection.
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Heating
DESCRIPTION OF HEATING
NUMBER OF UNITS:
ENERGY SOURCE:
SYSTEM TYPE:
VENTS, FLUES, CHIMNEYS:
PRIMARY HEAT DISTRIBUTION:
SYSTEM LOCATION:
FILTER SIZE:

• One • Brand: Ruud
• Gas • Approx. Age: 13 years
• Forced Air Furnace
• Metal-Multi Wall
• Forced Air • Ductwork
• Basement
• 16x25x1

CONDITION:

• Functional • See Comment & Recommendations

THERMOSTAT LOCATION:

• Dining room

CONDITION:

• Acceptable

HEATING OBSERVATIONS
COMMENT:
•

The average life expectancy of this type of heating system is 20-25 years. As in any property, we
recommend having the furnace cleaned and serviced annually. A call to a qualified HVAC company
can resolve any questions regarding any possible hidden conditions. We recommend hiring a
company to check the heat exchanger. You may wish to do this prior to settlement. Landmark
makes no representation concerning the heat exchanger. We also recommend cleaning the
chimney where one exists before using for safe operation.

GENERAL INFORMATION:
•

No determination or representation is made concerning the ability of the existing furnace to provide
adequate heat for the property. Approximately 5000 BTU’s per hour are required for each 100
square feet of space. As we do not know the exact number of square feet in your building, no
representation is made concerning the rated adequacy of the existing heating system for the
demand for your building.

MAINTENANCE TIPS:
•

As part of normal annual routine maintenance, the entire system should be cleaned and serviced by
a qualified heating company. You may wish to do this prior to settlement.

•

The heating sources in each room should be cleaned periodically and left unobstructed, where
possible to attain peak performance.

•

It is important to periodically check that the flue pipe and chimney are clear of dirt and debris and
that exhaust fumes are venting properly. Also, that the flue pipes are securely fastened to the
chimney so that no back drafting of harmful gases can occur.
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RECOMMENDATIONS / OBSERVATIONS
Furnace
• Improve: There are no visible recent service records for the furnace, possibly indicating the lack of
maintenance. This should be a regular maintenance item to assure safe, reliable heat. We
recommend having the system cleaned, inspected and serviced by a qualified HVAC contractor.
Furnace Exhaust Vent
• Safety Issue: The “B-Vent” for the furnace does not have sufficiently clearance from combustible
materials. This situation was evident behind the furnace where the insulation is laying against the
vent. This should be rectified for safety.

LIMITATIONS OF HEATING INSPECTION
As we have discussed and as prescribed in the pre-inspection agreement, this was a visual inspection
only. The inspection of the heating system was general and not technically exhaustive. If applicable, a
complete evaluation of the furnace heat exchanger was beyond the scope of this inspection. It is
strongly recommended that a service contract be purchased to cover the operation of the heating
system. Like any mechanical device, heating systems can malfunction at any time (including the day
after taking possession of the house). The inspection was limited by (but not restricted to) the following
conditions:
•
•
•
•

The adequacy of heat supply or distribution balance is not inspected.
The interior of flues or chimneys which are not readily accessible are not inspected.
The furnace heat exchanger, humidifier, or dehumidifier, and electronic air filters are not inspected.
Only a representative number of supply registers were inspected at the time of the inspection due to
either the furniture/storage and or the non exhaustive nature of this inspection. We recommend
checking the registers at the time of the final walk through (the home should be vacant at this time
and thus all registers accessible) prior to closing.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Air Conditioning
DESCRIPTION OF AIR CONDITIONING
NUMBER OF UNITS:
ENERGY SOURCE:
CENTRAL SYSTEM TYPE:
AIR HANDLER LOCATION:
APPROXIMATE SIZE OF UNIT:
TEMP DIFFERENTIALS:
OTHER COMPONENTS:

• One • Brand: Trane • Approx. Age: 1 year
• Electricity • 240 Volt Power Supply
• Air Cooled Central Air Conditioning
• Basement • Integral (with the furnace)
• Rating: 2.5 tons
• Supply 55° Fahrenheit • Supply 73° Fahrenheit
• Condensate Pump (Not Inspected)

CONDITION:

• Functional

AIR CONDITIONING OBSERVATIONS
GENERAL INFORMATION:
•

To determine the number of tons if not referenced above, use the following:
Cooling Capacity
1 ton
1 ton
1 ton
1 ton

= Rating
12,000 BTU
7 amps FLA (Full load amperage)
7 amps RLA (Running load amperage) older units only
6 amps FLA or RLA (newer units only)

•

One ton of cooling capacity is needed for approximately 500 to 750 square feet within the structure.
Neither Landmark Inspections nor its employees know the square footage of your specific property
nor do we make any representation as to whether the current unit is adequately sized for your
property.

•

We recommend testing the air conditioner during the presettlement inspection. If this cannot be
done or settlement will occur during the winter months, then your attorney or real estate agent
should consult the homeowner to determine whether or not the air conditioner was in operating
condition as of the end of the season. Often, money can be held in escrow until such time as the
system can be operationally tested.

•

Where the outside temperature has not been at least 60 degrees for the past 24-48 hours, the air
conditioning system cannot be operated due to the possibility of damaging the compressor.

MAINTENANCE TIPS:
•

The average life expectancy of air conditioners is 10-15 years. With regular servicing 15 years or
more can be achieved along with better performance. It is recommended that you have the system
serviced by an air conditioning specialist at the beginning of each air conditioning season. At that
time, the specialist can check the refrigerant level and any other conditions which may exist.
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Comment
The temperature differentials noted in the description category above should be anywhere between 12
and 20 degrees Fahrenheit for a properly operating air conditioning system. If a unit is unable to obtain
at least a 12° differential, the unit should be further evaluated and serviced by a qualified HVAC
technician. Some contributing factors to poor differential temperatures are dirty filters, low refrigerant
levels (which may indicate a leak) and a clogged evaporator coil to name a few.
RECOMMENDATIONS / OBSERVATIONS

LIMITATIONS OF AIR CONDITIONING INSPECTION
As we have discussed and as described in your inspection contract, this is a visual inspection limited in
scope by (but not restricted to) the following conditions:
•

The cooling supply adequacy or distribution balances are not inspected.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Plumbing
DESCRIPTION OF PLUMBING
WATER SUPPLY SOURCE:
INCOMING SERVICE LINE:
LOCATION OF MAIN SHUT OFF:
INTERIOR SUPPLY LINE:

• Reportedly supplied by public water
• Copper
• Basement
• 3/4” Copper

CONDITION:

• Functional • See Repairs

WASTE / SEWER LINES:
DRAIN, WASTE & VENT MATERIAL:
FUEL SHUT OFF VALVES:

• Reportedly connected to a public sewer system
• Plastic
• Natural Gas Main Valve at front Exterior

CONDITION:

• Functional

PLUMBING OBSERVATIONS
GENERAL INFORMATION:
•

The visible and accessible interior plumbing supply and waste lines only were inspected. No
determination was made as to where the individual fixtures drain or as to the termination point of
the stack vents. You may want to contact the local municipal authority to verify the house is served
by the type of waste system described above.

•

When the property will be vacant for an extended period, it is advisable to turn the water off at the
main shutoff valve to prevent damage. This is usually located at the water meter or where the main
water pipe enters the property. Care must be taken, however, if there are any systems or
appliances which automatically drain water from time to time, such as ice makers and boilers.
Severe damage can occur if a water supply is not available when needed.

•

All water lines which are subject to cold weather temperatures should be properly insulated. All
plumbing lines and systems should be winterized as needed. We strongly recommend turning off
the water to outside spigots during the winter months. Locate all exterior spigot plumbing lines.
After turning off the interior shutoff valves, open the exterior spigot valves and leave them open
throughout the winter months. Winterizing is important as trapped water can freeze, resulting in
expensive damage.

•

Our inspectors do not operationally test shutoff valves as they are prone to leakage occurring from
the valves opening and closing.

•

We recommend checking the plumbing behind the access panels during your normal maintenance
schedule. Early detection of a leak can prevent damage to the structure and finished ceilings
below. Our inspectors do not remove these panels.

MAINTENANCE TIPS:
•

We recommend periodic inspection of all water supplies and drain pipe joints for rust and leakage,
as well as compression fittings, as part of normal maintenance. Compression fittings on the pipes
are prone to coming loose at any time due to the pressure building from turning the fixtures on and
off. These joints can usually be repaired by the average homeowner.
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•

Caulking and grouting around tub and shower enclosures are needed periodically to prevent
moisture penetration and interior damage. We recommend re-caulking and grouting as needed
before using the fixtures in these areas. Severe structural or cosmetic damage to the underlying
wall or floor/ceiling areas below may occur in a short period of time if left unattended. The holes in
the walls where the hot and cold water lines pipes come through should be caulked to prevent
leakage and/or damage.

•

The need to periodically repair leaking faucets and/or shutoff valves should be expected as part of
normal maintenance.

•

We also recommend periodically resealing the flashings at the roof and making sure that the vent
stacks are not blocked as part of normal maintenance.

•

The need to periodically clear the underground waste lines of tree roots may be required as part of
normal maintenance. Clogged lines may cause backups or damage to the system. You may
choose to hire a contractor to utilize a special camera to inspect the underground waste line
(particularly with older homes with cast iron waste pipes) for obstructions.

General Comments
• The water was left running for approximately 10 to 15 minutes and the toilets were flushed
approximately 2-4 times at the time of the inspection. A program of regular inspections by the
homeowner should be considered in order to identify any visible leaks or backups prior to causing
any substantial damage. Refer to Maintenance Tips above.
RECOMMENDATIONS / OBSERVATIONS
Supply Plumbing
• Repair: The supply piping is leaking under the kitchen sink
and at the cold water shut off in the basement above the
washing machine. We recommend having a licensed
plumber make the needed repairs.

LIMITATIONS OF PLUMBING INSPECTION
As we have discussed and as described in your inspection contract, this is a visual inspection limited in
scope by (but not restricted to) the following conditions:
•
•
•
•

Portions of the plumbing system concealed by finishes and/or storage (below sinks, etc.), below the
structure, or beneath the ground surface are not inspected.
Water quantity and water quality are not tested unless explicitly contracted-for and discussed in this
or a separate report.
Washers and dryers and their lines are not tested or evaluated.
Water conditioning systems, solar water heaters, fire and lawn sprinkler systems, and private waste
disposal systems are not inspected unless explicitly contracted-for and discussed in this or a
separate report.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Interior
DESCRIPTION OF INTERIOR
WALL / CEILING MATERIALS:
EXTERIOR WALL INSULATION:
FLOOR SURFACES:
PRIMARY WINDOW TYPE:

• Drywall • Paneling • Suspended Tile
• Not Visible
• Wall to Wall Carpet • Tile • Wood
• Single Hung • Double Pane

CONDITION:

• Functional • See Repairs

INTERIOR OBSERVATIONS
MAINTENANCE TIPS:
•

All windows require some occasional maintenance. This may include adjustments to the balance
and operating mechanisms, locks and hardware, replacement of dried out or missing glazing
compound and broken or cracked panes of glass. Proper maintenance will insure that the windows
stay sound and functional.

•

All doors should be oiled periodically for proper usage. The striker plates may need to be adjusted
as a part of normal routine maintenance. It is not uncommon for doors to stick during periods of
high humidity.

•

Most doors and windows require occasional painting and caulking. This is considered a part of
normal routine maintenance.

GENERAL INFORMATION:
•

Where insulated windows exist, you should be aware that the
seals may break at any time.
When this happens,
condensation may form in between the panes of glass. Over
time, the windows may become opaque due to the
condensation drying. The windows are still functional;
however, they are no longer insulated (Thermo pane).

RECOMMENDATIONS / OBSERVATIONS
Ceiling Fan
• Improve: The master bedroom ceiling fan wobbled when
tested. Wobbling is usually caused by misaligned blades or
improper installation.
Stairways
• Safety Issue: The railing leading up to the second floor is a
little loose and should be tightened for safety.
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Windows
• Repair: We recommend replacing or repairing the upper
insulated windows in the front of the living room and at the
left side of the master bathroom due to the broken seals.
Lost seals are not particularly serious from an energy
standpoint. The window will still perform reasonably well.
However, visibility is often reduced and the glass may look
cloudy, even if there’s no condensation at the moment.
Once the seal is gone, condensation will appear and
disappear between the panes.

LIMITATIONS OF INTERIOR INSPECTION
As we have discussed and as described in your inspection contract, this is a visual inspection limited in
scope by (but not restricted to) the following conditions
•
•
•
•

Furniture, storage, appliances and/or wall hangings are not moved to permit inspection and may
block defects.
Components concealed behind finished surfaces could not be inspected, including but not limited
to, wall finishes, insulation, or stored items/furniture.
Carpeting, window treatments, central vacuum systems, household appliances, recreational
facilities, paint, wallpaper, and other finish treatments are not inspected.
No representations are made concerning conditions concealed by suspended ceilings where they
exist. When possible and permitted, a few tiles will be lifted for evaluation. It should be recognized
that this will allow only a very limited view.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Appliances
DESCRIPTION OF APPLIANCES
APPLIANCES TESTED:
• Gas Oven & Cook Top • Dishwasher • Waste Disposer
OTHER COMPONENTS TESTED: • Kitchen Exhaust Hood • Door Bell
CONDITION:

• Functional • See Repairs

APPLIANCES OBSERVATIONS
GENERAL COMMENTS:
•

We recommend that you check the counter tops and cabinets during your pre-settlement
inspections as they were inspected without moving the homeowner’s belongings.

•

Evaluation of thermostatic controls, appliance accessories and/or all operating cycles is not part of
our inspection. Ice makers, trash compactors, mixing centers and microwaves, where they exist,
have not been tested as they are beyond the scope of the inspection.

•

For safety, we recommend having a smoke detector and fire extinguisher in the kitchen.

MAINTENANCE TIPS:
•

We recommend moving your refrigerator and freezers every three months and vacuuming the back
and underside of the appliances for proper operating efficiency.

RECOMMENDATIONS / OBSERVATIONS
Oven
• Repair: An anti tipping device is needed for the oven for safety. Cooking ranges can tilt forward
when too much pressure is applied to an open oven door. This can result in injury from a tipped
range or from hot food/liquids falling from the range top. For added protection against range tipping
incidents, a manufacturer supplied range anti-tip device should be installed on the floor or wall. The
range anti-tip device secures the range to the floor and/or wall and prevents the range from tipping
forward.

LIMITATIONS OF APPLIANCES INSPECTION
As we have discussed and as described in your inspection contract, this is a visual inspection limited in
scope by (but not restricted to) the following conditions
•
•

Thermostats, timers and other specialized features and controls are not tested.
The temperature calibration, functionality of timers, effectiveness, efficiency and overall
performance of appliances is outside the scope of this inspection.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Fireplace
DESCRIPTION OF FIREPLACE
FIREPLACES:
VENTS, FLUES, CHIMNEYS:

• Gas
• Outside Combustion Air Provided

CONDITION:

• See Recommendations

FIREPLACE OBSERVATIONS
COMMENTS:
•

We recommend cleaning out the fireplace and chimney before using for safe operation. This
should be done periodically to prevent blockages and/or creosote buildup. Our inspection does not
cover the draft of the fireplace or the interior or flue lining.

RECOMMENDATIONS / OBSERVATIONS
Fireplace
• Repair: The gas fireplace would not light at the time of the inspection. We recommend consulting
with the current home owner to verify operation prior to closing.

LIMITATIONS OF FIREPLACE INSPECTION
As we have discussed and as described in your inspection contract, this is a visual inspection limited in
scope by (but not restricted to) the following conditions
•
•

•
•
•
•

The interiors of flues or chimneys are not inspected.
Fire screens, fireplace doors, appliance gaskets and seals, automatic fuel feed devices, mantles
and fireplace surrounds, combustion make-up air devices, and heat distribution assists (gravity or
fan-assisted) are not inspected.
The inspection does not involve igniting or extinguishing fires nor the determination of draft.
Fireplace inserts, stoves, or firebox contents are not moved.
Gas log fireplace pilots are not ignited in the scope of this inspection. Lighting procedures of gas
fireplaces should be directed towards the seller.
This inspection does not cover code clearances and improper installation.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Water Heater
DESCRIPTION OF WATER HEATER
NUMBER OF UNITS:
APPROXIMATE SIZE OF UNIT:
ENERGY SOURCE:
LOCATION:

• One • Approx. Age: 13 years
• 50 gallons
• Natural Gas • Brand: Bradford White
• Basement

CONDITION:

• Functional • See Recommendations

WATER HEATER OBSERVATIONS
GENERAL INFORMATION:
•

The average life expectancy of this type of water heater is 8-12 years. Water heaters wear from the
inside out and start to leak when they reach the end of their functional lives.

•

The water temperature control should be adjusted to suit your personal comfort. Decreasing the
temperature setting and wrapping the older units with an inexpensive insulation blanket, if it does
not already have one, may produce a savings of up to 20% of the energy used to heat the water.
It's not unusual for internal heating elements or rods to become defective and require replacement.
If you notice water on the floor around the base of the water heater, it may be an indication that the
unit requires repair or replacement.

•

Water heaters are supposed to be equipped with a temperature and pressure valve and an
extension or discharge pipe. The valve and extension pipe are essentially safety devices to protect
you in the event that the temperature or pressure builds up inside the water heater. The valve is
not tested by our company.

•

We recommend that you check operation of the valve when draining the water heater. Before
manually operating the valve, check the area around the water heater and drain pipe for the
presence of water. If water is present, the valve may have activated due to high temperature or
pressure. The presence of any water should be investigated immediately as this condition may be
indicative of a safety problem.

•

You should be aware that is it not uncommon for the valve to get “stuck” or remain in an open
position due to a buildup of sediment at the valve seat. If the valve does not reseal or close, then
you should replace the valve as quickly as possible for safety.

MAINTENANCE TIPS:
•

We recommend draining/flushing the water heater at least an annual basis to remove the sediment
that accumulates in the bottom of the water heater tank. Removing the sediment can help to
prolong the life and increase the efficiency of the water heater.

•

Over time, your heater can accumulate sediment consisting of sand, gravel, and various mineral
deposits. This buildup can reduce the amount your water heater holds, create a variety of
interesting noises, and reduce the efficiency of your unit. The buildup of sediment at the bottom can
harden and sometimes clog the drain valve.
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RECOMMENDATIONS / OBSERVATIONS
Water Heater
• Deferred Cost: Gas fired water heaters have a typical life expectancy of 8 to 12 years. The
existing unit is at this age range. One cannot predict with certainty when replacement will become
necessary although budgeting for a replacement is recommended.

LIMITATIONS OF WATER HEATER INSPECTION
As prescribed in the pre-inspection contract, this is a visual inspection only. The inspection was limited
by (but not restricted to) the following conditions:
•
•

Components concealed behind finished surfaces could not be inspected.
Water heater safety valves are not tested during our inspection, as they are prone to leaking when
tested.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Basement
DESCRIPTION OF BASEMENT
TYPE:
FLOOR MATERIAL:
WALL MATERIAL:
CEILING MATERIAL:
EXTERIOR DOOR TYPE:

• Full • Partially Finished
• Wall-to-Wall Carpet • Concrete
• Unfinished • See the Structure Section • Paneling
• Unfinished • See the Structure Section • Suspended Tile
• Metal

CONDITION:

• Functional

BASEMENT OBSERVATIONS
RECOMMENDATIONS / OBSERVATIONS

LIMITATIONS OF BASEMENT INSPECTION
As prescribed in the pre-inspection contract, this is a visual inspection only. The inspection was limited
by (but not restricted to) the following conditions:
•
•
•

Components concealed behind finished surfaces could not be inspected, including but not limited
to, wall finishes, insulation, or stored items/furniture.
There was a limited view in the basement due to storage. We recommend reinspecting the
basement when the storage has been removed.
No representations are made concerning conditions concealed by suspended ceilings where they
exist. When possible and permitted, a few tiles will be lifted for evaluation. It should be recognized
that this will allow only a very limited view.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Attic
DESCRIPTION OF ATTIC
ACCESS LOCATIONS:
ATTIC EVALUATED BY:
ATTIC INSULATION:
THICKNESS:
LOCATION:

• Master Bedroom Closet • Trap or Scuttle
• Head and shoulders only
• Fiberglass with a vapor barrier
• Approximately 9"
• Placed between floor joists

CONDITION:

• Functional • Not Completely Visible

ATTIC/ROOF VENTILATION:

• Ridge, Gable & Soffit Vents

CONDITION:

• Functional • See Repairs

ROOF STRUCTURE:
CEILING STRUCTURE:

• Wood Truss • OSB Sheathing
• Not Visible

CONDITION:

• Functional • Not Completely Visible

ATTIC OBSERVATIONS
GENERAL INFORMATION:
•

One measure of the effectiveness of insulation is its resistance to heat flow, commonly called the
"R-value". The higher the R-value, the greater the resistances to winter heat loss or summer heat
gain. The following table shows the typical R-value for various types and thicknesses of insulation:

INSULATION RATINGS FOR COMMON INSULATION TYPES
R-Value Of Insulation
INSULATION TYPE
BATTS / BLANKETS
Fiberglass
Rock Wool
LOOSE-FILL
Fiberglass
Rock Wool
Cellulose
Vermiculite
•

11

13

19
22
30
THICKNESS IN INCHES

38

3.5”
3”

4”
4”

6”
5.5”

7”
6”

9”
8.5”

12”
11”

5”
4”
3”
5”

5.5”
4.5”
3.5”
6”

8.5”
6.5”
5.5”
9”

10”
8”
6”
10”

13.5”
10.5”
8.5”
14”

17”
13”
11”
18”

Most modern construction energy requirements require R-19 in the attic and R-11 in the walls as a
minimum. Obviously, we cannot determine the amount of insulation in the walls as it is not visible.
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•

The thermal resistance of an area covered with loose-fill or flexible-type insulation can change over
the years. The insulation value depends not only on the material, but also on the amount of trapped
air contained within the material. If the loose-fill is disturbed or the flexible insulation crushed
(because of items being stored on top of it), it will no longer be as thick as when it was installed,
Consequently, its effective R-value will be reduced.

RECOMMENDATIONS / OBSERVATIONS
Bathroom Vents
• Repair: The bathroom exhaust vents should be insulated and extended to the exterior of the home.
The moisture laden heat should not vent into the attic as there is a chance of mold and mildew
growth and rot to the wood members in the attic. We recommend having a qualified contractor
make the needed repairs.

LIMITATIONS OF ATTIC INSPECTION
As prescribed in the pre-inspection contract, this is a visual inspection only. The inspection was limited
by (but not restricted to) the following conditions:
•

•

•
•
•

Insulation/ventilation type and levels in concealed areas are not inspected. Insulation and vapor
barriers are not disturbed and no destructive tests (such as cutting openings in walls to look for
insulation) are performed.
Potentially hazardous materials such as Asbestos and Urea Formaldehyde Foam Insulation (UFFI)
cannot be positively identified without a detailed inspection and laboratory analysis. This is beyond
the scope of the inspection.
An analysis of indoor air quality is not part of our inspection unless explicitly contracted-for and
discussed in this or a separate report.
Any estimates of insulation R-values or depths are rough average values.
The attic inspection was limited and viewed only from the access hatch as there was no flooring to
allow us to safely walk around to perform a closer inspection.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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Garage
DESCRIPTION OF GARAGE
TYPE:
SIZE:
AUTOMATIC OPENERS:
VEHICLE DOORS:

• Attached
• Two cars
• Yes 1
• Wood

CONDITION:

• Functional • See Repairs

GARAGE OBSERVATIONS
RECOMMENDATIONS / OBSERVATIONS
Overhead Garage Door Opener
• Safety Issue: The garage door opener did not automatically reverse under reasonable resistance
to closing. There is a risk of injury, particularly to children, under this condition. The opener is in
need of adjustments. There were electronic eyes at the bottom of the garage track that were
functioning properly at the time of the inspection although the adjustment should still be made to the
opener itself. This is a simple quick adjustment that can be made on the back of the unit.

LIMITATIONS OF GARAGE INSPECTION
As prescribed in the pre-inspection contract, this is a visual inspection only. The inspection was limited
by (but not restricted to) the following conditions:
•
•
•

Components concealed behind finished surfaces could not be inspected.
Remote control devices for garage door openers are not tested.
This inspection and report does not determine compliance with codes, regulations and/or
ordinances. This includes but is not limited to fire ratings for doors, walls and ceilings that may or
may not be required.

Please also refer to the pre-inspection contract for a detailed explanation of the scope of the inspection.
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