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Stow, MA 01775 

800-781-7130 
 
Attending Inspection:    
Client 
Realtors 
Start: 12:15 pm - End: 4:15 pm 

Orientation: viewed from front of home 
Temperature: approx.  83 deg. F, sun 
Date: July 29 2009 
Home:  built 2002; 2,585 sq ft. 

 
 
     
 
 
 
General information :  The Summary Comments section of the report is intended to 
provide a convenient and cursory preview of the conditions and components that are 
identified in the report as needing service.  The Summary is not comprehensive and 
therefore should not be used as a substitute for reading the entire report, nor is it a tacit 
endorsement of the condition of the components or features that may not appear in the 
summary comments.  Overall, the home is in good condition.     
 
 
 

 
 
�  Repair trim that has dryrot  p6 
�  Clean the gutters p6 
�  Adjust rear stairs p8 
�  Note sweating or leaking pipes – sprinkler plumbing p8 
�  Note that portions of the neighbor’s retaining wall has fallen p9 
�  Lubricate garage door hardware associated with the automatic openers p10 
 

 
 
 

�  Obtain the warranty information from CrackX p11 
�  Obtain the warranty information regarding the radon mitigation system p27 
�  Consider adding a handrail to the stairs leading to the garage p11 
�  Lag bolt the support columns to the girders p13 

 
  

 
 
�  Consider adding a separate water meter for the sprinkler system p14 
�  Repair sealed vent covers – 2 second floor bathroom vents p16 

 

REPORT SUMMARY  

2.0 Foundation 

3.0 Plumbing 

1.0 Exterior 
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�  Replace GFCI breaker used with the Jacuzzi style tub p19 
 
 

 
 
�  Consider installing a float switch – attic evaporator unit   p25 
�  One compressor is noisy p24 
�  Monitor the performance of the expansion tank p22 
�  Note that boiler has not been serviced since 2008 p20 

 
 
 

 
�  Professionally clean the fireplace and flue prior to use p27 
�  Secure loose insulation – eave storage area p28 
�  Note animal droppings and wasp nest – attic p27 
 

 
 

 
�  Install an anti-tip device – range p29-30 
 
 

 
 

�  Not tested 
 
 
             

 
 
 
1.0 Exterior: 
 
 
The exterior of the home consists of a Masonite composite.   The home has a gable 
style roof.   
 
A. The Chimney has a metal flue and wood surround.  It is in good condition.   The 

trim at the top of the chimney is rusted. 
 

1.0 EXTERIOR  

4.0 Electrical 

6.0 General Living 

7.0 Major 

Radon 

5.0 Heating & A/C 
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 chimney       
 
B. The Roof is in good condition.  It has an estimated life of 15 years +/- 2 years.   

The rear roof above the garage has a low slope. 
 
 General information : This is a visual inspection only.   Asphalt or fiberglass 

roofing shingles generally have a service life of approximately 20 years in this 
area of the country.  

 
 Shingle life may be affected by a number of factors including quality, color, 

insulation, roof ventilation, exposure etc.  As a roof approaches the end of its 
economic life expectancy, patching becomes increasingly necessary, due to an 
increased likelihood of leakage in the last few years of roof life. 

 
C. The home has no glass Skylight.    This component is not applicable. 
 

D. The Plumbing Vent Stack is at the rear and in good condition. 
 
E. The Gutters are at the front and rear and in good condition.  Clean the gutters. 
 

  
 soil erosion indicates gutters are overflowing 
 

F. The home has the following Flashing (s): vent.  The flashing is in good condition 
but not fully accessible. 

 
G. The Dormer  is not applicable. 
  
H. The Exterior Trim  at this home is wood and in good condition.    There is one 

piece of trim that requires limited repair.  This component exhibits the following 
characteristics: dryrot.  Repair the defect. 
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 dryrot – left rear 
 
I. The Siding  throughout the home is a wood and Masonite composite and in good 

condition. 
 
 General information : This is a visual inspection only. The inspector cannot 

make judgments regarding the conditions behind exterior coverings of walls.  
Every reasonable effort is made to look for indications of pest or moisture 
damage to walls and other  

 structural systems.  However, it is beyond the scope of this inspection to make 
judgments about concealed conditions in these areas.  If it is suspected that 
concealed damage may be possible, then a contractor should make a more 
detailed and exhaustive evaluation of the areas that are suspected of hidden 
damage.  

 
1.1 Exterior: 
 
J. The Exterior of the Windows  throughout the home is in good condition.    
 
K. The Exterior Doors at the front and rear are in good condition.    
 

     
 rear slider  
 

L. The Screen Door at the rear is in good condition.  
 
M. The Deck is wood and is at the rear of the home.  It is in good condition but not 
 fully accessible.  
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 rear deck 
 

N. The Exterior Stairs at the front are masonry and in good condition.  The rear 
 stairs are wood and require limited repair.   This component exhibits the following 
 characteristics:  some settling.   Level the stairs. 
       

     
 stair slopes toward the deck 
 
O. The Foundation throughout the home is concrete and in good condition.   
 Repairs to cracks have been professionally done by CrackX.  Obtain any 
 warranties that are associated with the repairs. 
 

     
 foundation and repair     foundation and repair 
 

P. The Exterior Plumbing  is in good condition.    There are two exterior faucets.  
 There is also plumbing for a sprinkler system.  The system was not inspected.  
 Note that there is water dripping from the exterior plumbing.  It appears to be 
 condensation although it was not determined if there were leaks.   The irrigation 
 system and plumbing should be reviewed by a professional irrigation company. 
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 sprinkler plumbing 
 

General information :  During the winter months, it is necessary to make sure 
 the outside  faucets are turned off.  This can be done by means of a valve 
 located in the basement.   Leave the outside faucets open to allow any water 
 standing in the pipes to drain, preventing them from freezing.  Hose bibs cannot 
 be tested when turned off. 
 
Q. The Exterior Electrical is in good condition  
 Service Entry – good – underground 
 Light Fixtures  - good   
 Exterior Outlets –good 
 

      
 service entry      outlets GFCI protected 
 
R.      The Yard Drainage is in good condition.     
 

S. The Grading at the Foundation is in good condition.     
 
 General information : Where possible, soil should be pitched at a minimum of ½ 

inch per foot and extend to 10 feet beyond the foundation.  Other means of 
water management such as small trenches or swales may be employed to help 
control water around the structure.  This helps in controlling moisture in the 
basement by minimizing casual water accumulation at the foundation wall. 

 
T. The Drive is asphalt and in good condition.   There is a drain at the base of the 

driveway.    The Walks  are asphalt and brick and in good condition.   The 
Retaining Wall requires limited repair.  This component exhibits the following 
characteristics: parts have fallen down.    The inspector was advised that the wall 
belongs to the neighbor.  
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 retaining wall  

 
U. The Garage is 2 car in size and is attached to the home.    
 This component exhibits the following characteristics:  

Foundation : good 
Floor : good – not fully accessible, some hairline cracks 
Roof:  good  
Walls : good  
Fire Door:  serviceable – consider installing an all metal fire door 
Overhead Doors : good – doors need lubricating 
Electrical: good 
Exterior Door: good 
 

     
 garage       exterior door 
 
  
Additional Comments: Only checked marked boxes apply  

Roof Viewed With Binoculars 
Recommend Inspection By Licensed Pest Inspector 
Sprinkler System Not Tested   
Wood Touching Ground Should Be A Minimum Of 6” Above Ground.   
Exterior Pool Was Not Part Of The Inspection. 
Replace Key Latch With Thumb-Latch  
Given The Age Of The Home It Should Be Tested For Lead Paint 
Water Stains Indicate Past Leakage At Areas.   
Air Handler Or Furnace At Garage Should Be Isolated Appropriately.   
Install-Area-Way With Cover At Basement Windows With In 8” Of Grade. 
Recommend Review Of Underground Storage Tank.   
Recommend Termite Shields At Top Of Rigid Insulation.   
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Inaccessibility In This Section Was Due To Items Stored, Which Obstructed Access 
At Least 35% 
 
 
 
 
 
 
2.0 Foundation and Basement: 
 
The foundation is concrete and wood and is full height. 
 
A. The Basement Stairs  are in good condition.  The basement stairs to the garage 

are in good condition.  Consider adding a handrail. 
 

     
 basement stairs     garage access – add handrail 
 

B. The Sills throughout the home were not accessible. 
 
C. The Sill Foundation Anchors  were not accessible.  
 

D. The Basement Windows  are vinyl clad and in good condition.  
 

   
  basement window 
 

E.  The Foundation throughout the home is concrete and wood and in good 
condition.   Several cracks have been professionally sealed and are in good 
condition.    Obtain the warranties associated with the sealing of the cracks. 

 

2.0 FOUNDATION and BASEMENT 
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 example of sealed crack 
 

General information : This inspection is not intended to address or include any 
geological conditions or site stability information.  For information concerning 
these conditions, a geologist or soils engineer should be consulted.  Any 
reference to grade is limited to areas around the exterior of the exposed areas of 
the foundation or exterior walls.  This inspection is visual in nature and does not 
attempt to determine drainage performance of the site or the conditions of any 
underground piping, including municipal water and sewer service piping or septic 
systems.  Decks and porches are often built close to the ground, where no 
viewing or access is possible.  These areas as well as others too low to enter, or 
in some other manner not accessible, are excluded from the inspection and are 
not addressed in this report.  We routinely recommend that inquiry be made with 
the seller about knowledge of any prior foundation or structural repairs.   
 
Crawlspaces require the same care and water control as full height basements.  
Cross ventilation is necessary and the installation of a plastic vapor barrier over a 
dirt floor is strongly recommended. 
 

F.  The Bulkhead  is not applicable. 
 
G. The Exterior Door is in good condition.    
 
H.       The Floor Joists throughout the home are wood and in good condition but not 

fully accessible because of insulation. 
 

I. The Sub-Floor  throughout the home is plywood and in good condition but not 
fully accessible. 

 
 
2.1 Foundation and Basement: 
 
 
J.       The Bridging  throughout the home was not accessible. 
 
K. The Load Bearing Girders  are wood and in good condition but not fully 

accessible.  
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 girder 
 
M. The Header  for the stairs is in good condition. 
 
N. The Support Columns  are metal and in good condition.  Lag bolt the columns to 

the girder. 
 

  
 lag bolt the columns to the girder 
 
O. The Basement Floor  throughout the home is in good condition but not fully 

accessible.   There are some hairline cracks. 
 

  
 hairline crack  
 
P. The Water Penetration and Dampness  throughout the basement is in good 

condition.    
 

General information : Basement dampness is frequently noted in houses and 
the conditions that cause it are usually capable of determination by an 
experienced home inspector.  Often, however, in houses that are for sale, the 
visible signs on the interior of the basement which would indicate a past or 
present water problem are concealed.  For example, an area may be painted 
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over or basement storage may be piled against a wall where a problem has     
occurred. If there has been a dry period before the time of the inspection, signs 
of past water penetration may not be visible.  In such cases, it may be impossible 
to detect the signs of basement dampness or water penetration. 

 
 Elimination of basement dampness, whether slight or extensive, can usually be 
 accomplished by one or both of the following actions: realigning gutters and 
 extending downspouts to discharge some distance from the house. 
 
Q. The Sump Pump is not applicable.  There is a sump hole in place. 
 

  
 sump hole and cover 
 
R.       The Termite Shields  are not applicable.   
 
Additional Comments:   Only checked marked boxes apply 
 

Recommend Mold Test.   
Animal Droppings Noted in Crawlspace.  Clean  Repair  As Needed 
Review Foundation And Supports At Crawl Space: Repair, Replace And Reinforce 

As Needed.  
Repair Cracks With Hydraulic Cement And Seal With Masonry Sealant As Needed.   
Water Stains Measured With Moisture Meter: Meter Indicates: Dry   Moist   

Wet   During Inspection.   
Unable To Determine If Settlement Has Been Arrested.   
Recommend Testing Of Concrete To Determine How Repairs May Be Conducted.  
Inaccessibility In This Section Was Due To Items Stored, Which Obstructed Access 

At Least 25% 
Ant Activity Noted  

 
 
 
 
 
 
3.0 Plumbing: 
 
The water supply for the home is municipal and in good condition.    Consider installing 
a separate water meter for the sprinkler system to minimize the cost for water.  

 3.0 PLUM BING 
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The waste system is septic.  The piping is cast iron and  PVC.   
 
A. The Plumbing Connections throughout the home are in good condition. 
 

General information :  galvanized water pipes rust from the inside out and may 
have to be replaced within 20-30 years.  This is usually done in two stages.  
Horizontal piping in the basement is usually replaced first, and vertical pipes 
throughout the house later, as needed.   

 
         Copper pipes usually have more life expectancy and may last as long as 60 

years before needing to be replaced. 
 

B. The Submersible Drainage Pump is not applicable. 
 
C. The Pressure/Water Storage Tank  is not applicable. 
 

D. The Drainage Ejector Pump  is not applicable. 
         
E. The Water Softener is not applicable. 
 
F. The Water Filter is not applicable. 
 

G. The Hot Water Heater is an 80 gallon American brand hot water storage tank.  It 
is 7 years old and in good condition.  The water is heated by the boiler.  

 

    
 hot water storage tank 
 

General information :  The age of a water heater is only part of what determines 
the life of the unit.  Other factors will include the condition of the supply water, 
the pressure, the heat that the tank maintains, and the general regular 
maintenance that is performed on the tank. 
 
The vacuum relief valve vents the system if a vacuum occurs.  It should 
automatically vent if the system is closed to atmosphere when a vacuum is 
created, thereby permitting air to enter and prevent vacuum conditions which 
could siphon the water from the system and burn out a heater or collapse a tank. 

 

H. The Water Well is not applicable. 
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I. The Washer Connections were not tested.   The overflow pan was not tested. 
 
 The Dryer Connections  are in good condition.  
  
J. The Laundry Sink is not applicable. 
 
 
3.1 Plumbing: 
 
 
K. The Bathroom Sinks are in good condition.  
 
L. The  Jacuzzi style tub and the standard tub are in good condition.    The access 

panel for the Jacuzzi tub is in a closet.  
 

  
 Jacuzzi tub 
 
M.   The Shower Stall is in good condition. 
 

N. The Toilets are in good condition.       
 

O. The Exhaust Fan is in good condition in the 1st floor bathroom.  The fans for the 
2nd floor bathrooms require limited repair.  This component exhibits the following 
characteristics: vents did not open.  They may be painted shut.  Repair the 
defect.   

 

  
 cover did not open (both units) 
 

P. The Infrared/Resistant Heater is not applicable. 
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Q. The Kitchen Sink is in good condition. 
 

R. The Bar Sink  is not applicable. 
 
S. The Septic Tank is not applicable.   See Title 5.  
 
Additional Comments:  Only checked marked boxes apply 
 

Most Valves Only Viewed Visually, Typically Not Tested Because They Frequently 
Leak When Operated After Long Periods Of Non Use. 

Grey Water System Should Be Connected To Septic System And Tested.  
Anti-Siphon Valves:  Present   None Found   
Inspector Questions The Adequacy Of Plastic For Domestic Water Supply, 

Recommend  
Review And Repair Or Replace As Needed.   

Loss Of Pressure Noted When Using Multiple Fixtures.   
Cracks Noted At:   Sink  Tub/Shower  Toilet   
All Areas With Corrosion Should Be Monitored, Repaired And Replaced As Needed.  
Maintain Appropriately In Accordance With Manufactures Specifications; Especially 

Spas, Pumps, And Filters.   
Cap Improperly Terminated Pipes With Appropriate Fittings.   
Adequately Support And Secure All Pipes With Appropriate Material.   
Water Main Shut Offs:   Not Found  Leaking  Seized  Not Tested   
Recommend Review Of Water Main Shut Off  
Shut Off Valves Missing At:  Toilets  Sinks  Main  Water Tank   
Gas Flue:  Same As Wood Flue Is A Improper Installation  Improper Install  
Work Required At:  Floor  Wall/Tile  Tub/Shower Area   
Odors Noted At:  Pipes  Fixtures  Sinks 
Inaccessibility In This Section Was Due To Items Stored, Which Obstructed Access 

At Least 5%.  
 
 
 
 
 
 
4.0 Electrical: 
 
The main panel box consists of circuit breakers. The house wiring is made up of copper 
and aluminum.   Aluminum wiring is used to deliver service to the service box. There is 
200 ampere service.    
 

General information : This inspection does not include  performing  engineering 
 services with respect to adequacy, compatibility or sufficiency of the electrical 
distribution, circuit breakers, disconnects or determining  the short circuit 
interrupting current capacity.  It does not include manually testing each breaker. 
It also does not include determining the quality of the conductor insulation, test  

4.0 ELECTRICAL  
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for electro-magnetic fields, testing for low voltage systems, performing the testing 
or operation of smoke detectors, telephone, security systems or TV.  Any 
electrical repairs attempted by anyone other than a licensed electrician should be 
approached with caution. The power to the entire home should be turned off 
prior to beginning any repair efforts, no matter how trivial the repair may seem.  
 
Aluminum wiring requires periodic inspection and maintenance by a licensed 
electrician.  Operation of time clock motors is not verified.  Inoperative light 
fixtures often lack bulbs or have dead bulbs installed.  Any electrical issues or 
problems disclosed during the course of this inspection should be further 
evaluated and/or repaired by a licensed electrician. 

 
A. The Main Service Cable is underground and in good condition.    
 
B. The Main Service Box  is located in the basement and is in good condition.  

  

C. The Breakers are in good condition. 
 

      
 breakers       emergency breaker 
     
D. The Emergency Breaker is located in the garage and is in good condition.   

Note, however, the breaker is off when in the “up” position. 
 
E.  The General House Wiring is in good condition.  Note that there is attic wiring 
 that is improperly terminated but the wire was not “live”. 
 

  
 attic wiring 
 
F.      Wiring to the Central Heating System  in the home is in good condition.  
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G.       Wiring to the Central Cooling System is in good condition.  
 
H.       Wiring to the Dishwasher, Range Fan and Rang e  in the home is in good 

condition.    
 
I.      The Fixtures throughout the home are in good condition.   
 
 

4.1 Electrical: 
 
 
J.     The Outlets/Switches throughout the home are in good condition.    
 

K.    The Junction/Box Covers throughout the home were not accessible. 
 

L.       The Ground Fault Interrupters  are in good condition in the bathrooms and 
kitchen.  The GFCI breaker for the Jacuzzi style tub is in unsatisfactory condition. 
This component exhibits the following characteristics: failed to operate.  When 
tripped, the Jacuzzi motor continued to run.  This is a safety issue .  Repair the 
defect.   The breaker is located in a 2nd floor closet. 

 
 General information : In homes built to comply with the National Electrical 
 Code (the Code), GFCI protection is required for most outdoor receptacles 
 (since 1973), bathroom receptacle circuits (since 1975), garage wall outlets 
 (since 1978), kitchen receptacles (since 1987), and all receptacles in crawl 
 spaces and  unfinished basements (since 1990). 
 
           Owners of homes that do not have GFCls installed in all those critical areas 
 specified in the latest version of the Code should consider having them 
 installed. For broad protection, GFCI circuit breakers may be added in many 
 panels of older homes to replace an ordinary circuit breaker. 
 

M.      The Wall Plates throughout the home are in good condition.  
  
N. The Fire and Smoke Detectors throughout the home should be evaluated by 

the Fire Marshal.    
  
O.  The CO Detectors throughout the home should be evaluated by the Fire 

Marshal.    
 
 General information : Dangerous levels of Carbon Monoxide may be present 

when heating systems are faulty or improperly maintained.  Carbon Monoxide is 
an odorless and   tasteless gas that poses severe health risks. Exposure to 
sufficient levels can result in death.   Heating systems should be serviced on a 
regular basis to help ensure proper and safe operation.  

 
P. The Ceiling Fans are in good condition. 
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Q. The Built-in Vacuum System is in good condition.    
 
R. The Intercom System  is not applicable. 
 
S. The Door Bells/Chimes are in good condition at the front and rear of the home. 
 
Additional Comments:   Only checked marked boxes apply 
 

 Have Electric System Reviewed And Repaired As Needed By A Licensed 
Electrician.   

Recommend Review and Replacement Of The Knob And Tube Wiring 
Remove Or Secure Properly, All Loose And/Or Terminal Wires.   
Only A Representative Number Of Switches, Outlets, And Fixtures, Which Were 

Readily Accessible, Were Tested.   
Clean Area In Front Of Service Panel Minimum Of Three Feet.   
Inaccessibility In This Section Was Due To Items Stored, Which Obstructed Access 

At Least 5%.  
 
 
 
 
 
 
5.0 Central Heating System: 
 
The home has an oil fired boiler.   There are three zones.  This is a limited visual 
inspection of the components of the central heating system in accordance with the 
American Society of Professional Real Estate Inspectors. This inspection does not 
address the adequacy of the size of the heating unit, heat distributing units, or 
compliance with local codes.  The system has not been tuned- up since 2008.  Tune-up 
the heating system annually.    
 
General information : Safety devices are not tested.  The heat exchanger is not tested. 
Thermostats are not checked for calibration or timed functions nor are electronic air 
cleaners, buried storage systems, humidifiers and dehumidifiers.  Also, the adequacy, 
efficiency or the even distribution of air throughout a building is not checked.    
 
A. The Boiler for the heating system is located in the basement.  It is a Utica brand 

and in good condition.   Tune up the boiler. 

5.0 CENTRAL HEATING SYSTEM  
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 boiler 
   

B. The Fire Box Liner  for the heating system was not accessible.    
 
C. The Heat Exchanger for the heating system was not accessible. 
 
D. The Chimney/Flue Liner for the heating system was not accessible.   
  
 General information :  Burning gas or oil creates 1 cubic foot of water vapor for 

each cubic foot of gas/oil burned and when that water vapor condenses, it can 
deteriorate a masonry liner. Therefore, masonry liners should be monitored as 
the liner will eventually have to be replaced with a stainless steel or special 
aluminum alloy flue liner. 

 
E. The Exposed Flue for the heating system is metal and in good condition.   
 

             
             exterior flue 
       
F. The Damper for the heating system is in good condition. 
 

             
            damper   
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G. The Adjoining Non-Combustible Surfaces are in good condition.   
 
H.      The Fuel Source is oil and in good condition.     
 

I. The Expansion Tank is in serviceable condition.   This component exhibits the 
following characteristics: may be saturated.  The tank and associated plumbing 
should be evaluated by a heating professional.  The tank performed as required 
during the inspection.    However, past water staining was noted near the boiler. 

 

  
 monitor the expansion tank 
 

5.1 Central Heating System: 
 
 
J.      The Water Feed  for the heating system is in good condition but not accessible. 
 

K.       The Back Flow Preventer for the heating system is in good condition. 
 

  
 back flow preventer and pressure reducing valve 
 
L.       The Pressure Reducing Valve for the heating system is in good condition. 
 

M. The Pipes and Fittings for the heating system are in good condition. 
 
N. The Heat Distribution Method  (Pump) is in good condition. 
 
O.       The Zone Valves for the heating system  are in good condition. 
 
P.       The Gauge for the heating system is in good condition. 
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Q. The Pressure Relief Valve for the heating system is in good condition. 
 
R.       The Low Water Cutoff  for the heating system was not accessible. 
 
S.       The Humidifier is not applicable. 
 
T. The Filter for the heating system is not applicable. 
 
          General information :  Air filters should be changed or cleaned every 30 to 60 

days to provide proper air circulation throughout the house and help protect the 
heating and cooling system.      

  
U. The Heat Ducts  for the heating system are not applicable. 
     
 
5.2 Central Heating System: 
 
V. The Hydronic Baseboard Units are in good condition. 
 
W.      The Space Heater is not applicable.   
 
X.      The Radiator Valves and Vents  are not applicable. 
 
Y. The Electric Convector is not applicable. 
 

Z. The Cast Iron Convectors for the heating system are not applicable. 
 
AA. The Diffusers and Registers for the heating system are not applicable.   
 
Additional Comments:   Only checked marked boxes apply 
 

Recommend Review Of:  Heat Exchanger  Flue  Combustible Surfaces 
Annually 

Recommend Review Of:  Pressure-Reducing And Relief Valve Now  Annually 
Corrosion At:  Pipes  Fittings  Valves  Recommend Monitoring And 

Replacement As Needed 
Odors Noted At:  Gas Line  Water Faucets  Drains  Vents  Fixtures 
Review And Replace As Needed Where Odors Have Been Noted. 
Soot At Diffusers Indicates Possible Problem At Heat Exchanger.   
Recommend Review Of:  Chimney Liner  Flue  Clean-Out 
Chimney: Not Lined  Do Not Connect   Device Which Burns Solid Or Gas 

Fuel, Unless Specifically UL Rated. 
Clean-Out Door At Chimney: Full Improper Location Missing  Deteriorated  

 Not Accessible 
Question Safety Of Vent-Less Heaters In Sleeping Area(S)  Recommend Review.  
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Inaccessibility In This Section Was Due To Items Stored, Which Obstructed Access 
At Least 5%.  
 
5.3 Air Conditioning:  
 
A. The System Type:  split (2 systems).   
 
 General information :  If the outside temperature has not been at 65 deg. F for the 
 past 24 hours, an air conditioning system cannot be checked without possibility of 
 damaging the compressor.  In this situation, it is suggested that the present owner of 
 the property warrant the operational status of the unit on a one-time startup and 
 cool-down basis when warmer weather allows.  
 
B. The Compressor/Condenser  is in good condition.   The unit on the right is 

noisy.   There was water around both condensers and it appears to come from 
the sprinkler system. 

 

       
 compressors      unit is noisy     
 

General information :  The major components of an air conditioning condensing 
unit are the compressor and the condensing coil.  A compressor has a normal 
life of 8-15 years; a condensing coil may last longer.  The estimated age of a 
condensing unit is taken from the specification plate.  Sometimes the 
compressor, which is not visible, may have been  
replaced since the original installation. 

 

C. The Evaporators  are located in the basement and attic and are in good 
condition. 

 

     
 attic unit – add overflow switch   basement unit 
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D. The Air Handlers  are in good condition.  Properly secure insulation on the 
basement ducts. 

 

  
 insulation has fallen down – basement 
 
 General information :  Air filters should be changed or cleaned every 30 to 60 
 days to provide proper air circulation throughout the house and help protect the 
 heating and cooling system. 
 

E. The Filter is in good condition.  
 
F. The Condensate and Refrigerant Lines are in good condition.  Consider 

adding an overflow switch to the attic unit.  Note that the overflow pipe for the 
attic unit drips on to the deck.  This location seems appropriate since water 
dripping on to the deck will indicate to the home owner that the system is 
clogged and needs immediate servicing. 

 

     
 condensate pipe – direct away from wall  overflow p ipe for attic unit 
 
 General information :  Tests are not conducted on coolant systems.  Therefore 
 no representation is made regarding coolant charge or line integrity.   
 
 
Additional Comments:   Only checked marked boxes apply 
 

The Wall Units Not Tested:  Temperature Lower Than 65 deg  Shut Down At 
Service Disconnect For More Than 24 Hours   

Recommend Service And Review Of:  Evaporator  Condenser  Wiring  
Recommend Service And Review Of:  Refrigerant Lines   Pad.   
Corrosion At Pipes, Fittings Or Valves   Recommend Monitoring And Replacement 

As Needed   
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Asbestos Like Material Is: Present  Is Loose  Should Be Properly Stabilized    
Odors Noted:  Gas Lines  Water Faucets  Drains   
Frost On Refrigerant Lines May Indicate Leakage  Contact Service Person For 

Review  
Wall Unit Was Tested And Is In Good Condition    
Inaccessibility In This Section Was Due To Items Stored, Which Obstructed Access 

At Least 5%.  
 
 
 
 
 
 
6.0 Walls, Ceilings, Floors, Windows and Doors: 
 
The wall surfaces consist of plaster and sheetrock.  The ceiling surfaces consist of 
plaster, suspended ceiling and sheetrock.  The floor surfaces consist of vinyl, carpet, 
tile and wood.   
 
General information :  Judgments to interior spaces are limited by the furnishings, 
rugs, carpets, stored items, wall coverings, paneling or any items that are not part of the 
structure that cannot be easily moved to permit viewing.  This includes any doors or 
windows that are secured, weatherized or otherwise covered or sealed and can only be 
opened by the owner or authorized agent of the owner.  Only the general condition of 
visible portions of floors is included in this inspection.  As a general rule, cosmetic 
deficiencies are considered normal wear and tear and are not reported.  Determining 
the source of odors or like conditions is not part of this inspection. Floor covering 
damage or stains may be hidden by furniture.  The condition of the floors underlying 
floor coverings is not inspected.  Determining the condition of insulated glass  
windows is not always possible due to temperature, weather or lighting conditions. 
 
A. The Ceiling Surfaces  throughout the home are in good condition.  
   

B. The Wall Surfaces  throughout the home are in good condition.    
 

C. The Flooring  throughout the home is in good condition.   
 
D. The Operability of Windows  throughout the home is in good condition. 
 

E. The Operability of Doors  throughout the home are in good condition.  
 

F. The Fireplace is in good condition. 
  

6.0 GENERAL LIVING AREA  
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 fireplace      
 
G. The Damper is in good condition. 
 
H. The Flue Liner requires limited repair.  This component exhibits the following 

characteristics: dirty.  The liner and fireplace should be cleaned by a chimney 
professional prior to use. 
 

I. The Wood Stoves are not applicable. 
 
 
6.1 Walls, Ceilings, Floors, Windows and Doors: 
 
 
J. The Interior Stairs are in good condition.   
 

K.      The Attic/Storage Area is accessible via stairs. 
 

     
 attic stairs      attic and radon mitigation system  
 
 The Rafters  are in good condition. 
 
 The Collar Ties  are in good condition. 
 
 The Sheathing  is in good condition.   Note that there has been some pest 

activity and wasp nests around the bathroom vents.  Repair the defect. 
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 wasp activity      animal droppings  
 
 The Ceiling Joists  are in good condition but not fully accessible. 
 
           The Trusses  are not applicable.   
 
 The Insulation  is in serviceable condition.  Some of the insulation in the storage 

under the eaves has fallen.  Replace missing insulation.    
 

     
 replace missing insulation    replace missing insu lation 
 
 The Ventilation  is in good condition and consists of ridge and soffit venting. 
 
  General information : Roofs and attics need year round ventilation.  There are 

no seasonal efficiencies gained by blocking roof ventilation.  Ventilation of roof 
spaces is essential to removing moisture from the air.  If the air is not circulated, 
this can lead to premature failing of roofing materials, rot, mildew, and mold. 

 
 The gable vents need to provide a square inch of inlet and outlet vent area for each 

square foot of attic area. In other words, you'll need 1 square foot of vent for every 
144 square feet of attic floor. Typically, manufacturers specify the area of the vent 
on the vent packaging, usually calling it "net free area." 

 
          The Whole House Fan  is not applicable. 
  

L. The Vent Stack  was not accessible.   
 

M. The Kitchen Cabinets and Counters are in good condition. 
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             kitchen kitchen 
 
 
Additional comments:   Only checked marked boxes apply 
 

Unable To Determine If Settlement, And Sagging Has Been Arrested.   
Spacing At: Handrails Railing Is To Great - basement stairs  Reduce 

Space Or Add Additional Rail Components.  
Ventilation Supplied By:  Gable Vent Ridge Vent Soffits 
Water Stains Tested With Moisture Meter And Were: Not Tested Dry  

During Inspection Moist During Inspection 
Work Required At Tile And Wall Surface At Tub/Shower Area.   
Unable To Determine Composition Of Materials For:  Walls  Ceilings  

Floors Windows                Doors   
Mold Testing Recommended In The Attic  
Animal Odor Noted:  Clean  Repair  Replace  As Needed   
Windows Loose: Repair/Replace As Needed.   
Unable To Determine If: Windows  Skylights  Were Fogged, Or Just 

Required Cleaning.   
Storm Windows:  Loose  Missing  Recommend Install   
Install Weep Holes To Prevent Further Deterioration Of Sill. 
Sliding Glass Door(S):  Past Leakage Noted Glazing Is Fogged/Cracked  

     Jamb Is Deteriorated  Especially At Base  
    Hardware Is Loose  Improperly Secured   

Sky Light(S): Past Leakage Noted  Glazing Fogged/Cracked   
Hardware Improperly Secured   Repair, Replace As Needed   
Attic Viewed From Furnace Area:  5% Of Attic Observable From This Location 
Exhaust/Vent:  Improperly Terminated   In Attic  At Soffit  
Inaccessibility In This Section Was Due To Items Stored, Which Obstructed Access 

At Least 35%.  
 
 
 
 
 
 
7.0 Major Appliances: 
 
A. The Range in the kitchen is electric and is a stand-alone unit.  It is in both good 

and unsatisfactory condition.   This component exhibits the following 

7.0  MAJOR APPLIANCES 
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characteristics: missing a tip clip.  Install a tip clip.  This is a safety issue . 
 

    
 range  
 
 General information : Without properly installed anti-tip hardware provided by 
 the manufacturer, a free-standing or slide-in kitchen range can tip forward 
 accidentally if the oven door is used as a step stool or makeshift seat. 
 Unattended children and the elderly are most likely to be involved in these 
 accidents.  If you do not have an anti-tipping device, you should contact the 
 manufacturer to obtain an appropriate device for their  particular product. 
 
B. The Oven in the kitchen is in good condition.   
 
C. The Dishwasher  is in good condition. 
 
D. The Disposal is not applicable. 
 
E. The Wine Cooler  is not applicable. 
   
F. The Range Hood is vented and in good condition.  
 
G. The Exhaust Fan is not applicable. 
 
H. The Refrigerator is in good condition. 
   
I. The Freezer is in good condition. 
 

General information :  Self or continuous cleaning ovens, cooking functions, 
clocks, timing devices, lights and thermostat accuracy are not tested during this 
inspection.  Appliances are not moved during the inspection.  Portable 
dishwashers are not inspected, as they require connection to facilitate testing. 
 

Additional comments:  Only checked marked boxes apply 
 

Recommend Install Of Range Hood Vented To Exterior For All Gas Ranges.   
Inaccessibility In This Section Was Due To Items Stored, Which Obstructed Access 

At Least 5% 
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*********************** 
 
This inspection was performed according to the 266 CMR 6.00 “Standards of Practice” 
of the Commonwealth of Massachusetts.   Hawkeye home inspectors are professionals 
who adhere to uniform standards for disclosing building deficiencies and a code of 
ethics that requires members to discharge their duties with fairness and impartiality to 
all.  This report supersedes all previous communications and represents a visual 
evaluation of those components outlined in our contract that were accessible on the day 
of the inspection only.  This report does NOT represent an endorsement for or against 
the purchase of real estate and there are no expressed warranties expressed or 
implied in conjunction with the inspection of the p remises .  The components of this 
report are not assignable to third parties; the report is confidential and shall not be 
revealed to anyone with out your authorization. You are urged to spend the time 
needed to review each part of the inspection report to make sure that it accurately 
documents the visual problems that were disclosed to you during the hours of the home 
inspection.  If you have any questions or require further clarification, please call our 
office for free assistance.  If you should desire a “return visit inspection”, the following 
fee schedule will apply: $85.00 trip charge and $75/hour professional time.    
 
To prevent “false expectations”, please understand that the task of a home inspector is 
to function as a “general practitioner” who is trained to be a professional in the 
identification of typical home deficiencies.  The inspector performs a visual examination 
to identify certain components, state their general condition, locate tell-tale problems 
and then recommends that you consult with appropriate tradesmen or other experts for 
further evaluation and repair estimates.  Be advised that a home inspector will not find 
every little problem during the several hours spent at the site.  For that reason, 
undisclosed problems are often revealed during repairs or after further evaluation by 
tradesmen.  A home inspector does NOT perform destructive testing, he can NOT see 
through walls, he does NOT move furniture or stored goods or predict the future.  
DISCLAIMER: Those defects hidden or concealed at th e time of the inspection are 
EXCLUDED from this report .  Buying real estate is a speculative investment in spite of 
a limited visual home inspection.  While you still incur some risk, the inspection report 
does represent an educated and impartial second opinion.  For your added protection, 
you should recognize that the owner as a best source of information regarding the 
history of the home, and seek honest disclosure of know problems prior to purchase.  
You should carefully review any available seller disclosure forms.  The following is an 
opinion report expressed as a result of the inspect ion.  Please take the time to 
read the report so you understand the contingent an d limiting conditions and 
definition of terms so that you can clearly underst and the inspector’s 
observations, analysis, and recommendations.  
 
This report is CONFIDENTIAL and is furnished solely for the use and benefit of the 
customer.  It is not to be used for the benefit of any other party not named in the report 
and the Inspection Agreement.  This report is the copyrighted work of The Hawkeye 
Companies.  Reproduction of this report with out the expressed written consent of The 
Hawkeye Companies is prohibited.   
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