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123 Main Street, Your town MD 12345 

Inspection Date:  August 9, 2024 

Start Time:  9:30 a.m. 

Finish Time:  12:00 p.m. 

Weather:  79°F (light rain, with recent heavy rain) 
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Inspector: Stephen J. Berry, ASHI Member #269344, MD Licensed Home 

Inspector # 33738, VA Licensed Home Inspector #3380001974, NRPP ID # 

113273-RMP Certified Radon Measurement Professional; InterNACHI 

Certified for Mold Inspections; ASHI Certified Pre-drywall New Residential 

Construction Specialist; ASA Certified Structural Assessment Specialist 

REPORT PREPARED FOR:  John and Jane Doe                   

jjdoe1234@gmail.com  (123)456-7890 

t!w¢L9{ tw9{9b¢Υ ōǳȅŜǊǎΣ ōǳȅŜǊΩǎ ŀƎŜƴǘΥ Reba Real; inspector: Stephen Berry. 

An inspection is intended to assist in the evaluation of the overall condition of a 

building. The inspection is based on observation of the visible and apparent 

condition of the building and its components on the date of the inspection.  

 

The results of this home inspection are not intended to make any representation 

regarding latent or concealed defects that may exist, and no warranty or 

guaranty is expressed or implied. 

If your home inspector is not a licensed structural engineer or other professional 

whose license authorizes the rendering of an opinion as to the structural 

integrity of a building or the condition of its components or systems, you may 

wish to seek the professional opinion of a licensed structural engineer or other 

professional regarding any possible defects or other observations set forth in 

this report.  

Only home inspections performed by Maryland licensed home inspectors will be 

recognized by the buyer as a valid home inspection under a real estate contract. 

A Pro Vantage Home inspection attempts to identify the existing conditions of the entire 

property visible at the time of our inspection. We do not disassemble equipment or remove 

wall, floor, or other coverings. We do not make observations about cosmetic defects that would 

be apparent to the average person such as condition of carpets, floors, and interior walls unless 

they are related to a significant issue such as structure or some form of leak. Our best 

inspection effort may not discover latent defects, hidden conditions, or every cosmetic flaw. 

You are recommended to have expensive items that are not visible, such as interiors of 

chimneys, furnace heat exchangers, and all other heating systems inspected by licensed 

specialists before the close of escrow.   All locations described left, right, front, or rear are 

mailto:jjdoe1234@gmail.com
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ŘŜǎŎǊƛōŜŘ ŀǎ ƛŦ ƻƴŜ ǿŜǊŜ ǎǘŀƴŘƛƴƎ ŀǘ ǘƘŜ ŦǊƻƴǘ ŘƻƻǊ ƻŦ ǘƘŜ ƘƻǳǎŜ ǿƛǘƘ ƻƴŜΩǎ ōŀŎƪ ǘƻ ǘƘŜ ǎǘǊŜŜǘΦ 

Areas requiring attention/repair are highlighted in yellow. Areas requiring routine maintenance 

and/or monitoring are highlighted in blue.  Additional, general background information is 

contained in blue text. 

We strongly recommend reading the report in its entirety as all systems are connected and 

background information can shed light on other conditions. A home inspection is general by 

nature, and at times we may recommend further evaluation by a licensed professional or 

expert in a specific field whose opinion may contradict or overrule our own. There may be 

recommendations in the report for repairs, improvements, or maintenance, and we 

recommend that these be undertaken by licensed professionals or persons with knowledge and 

experience as even minor repairs or improvements not done properly can lead to bigger 

problems over time.  

GENERAL  

    

    

The house is a single family home, new construction. The overall condition appears to be good; 

there are, however, some repairs and maintenance recommended which are addressed in this 

report. 
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The house is partially furnished. Therefore, some of the windows, receptacles and other items 

may have been obstructed and we may not have been able to inspect them. Stored items 

restricted our view of some areas.  

ROOF 

  

    

We viewed the roof from the ground using binoculars.  
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The roof is an asphalt architectural style shingle roof, with some standing-seam metal roofing in 

the front. Most asphalt shingle roofs last about 20 years and some, like the architectural shingle 

installed here, can last 25-30 years. 

    

Paint cleanup needed on the roofing of the screened porch. 

FLASHINGS 

Inspected. 

GUTTERS & DOWNSPOUTS  

    

There are a number of buried downspout extenders around the house. Recommend ensuring 

that downspout extenders are functioning as intended, i.e., not blocked or leaking and 

conducting water away from the foundation walls. 

Pop-up drains at the end of the downspout extenders can become obstructed or stop working 

as intended over time. Recommend ensuring that the drains will open when water is flowing 

through. 
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Open gutters noted. Recommend routine cleaning. 

To keep the basement dry it is essential to clean the gutters of leaves and debris regularly so 

they do not become blocked and overflow. The downspouts should be in good condition and 

have a downspout extender attached to them. The down spout extender should be as long as 

ǇǊŀŎǘƛŎŀƭƭȅ ǇƻǎǎƛōƭŜ ǘƘǳǎ ŎǊŜŀǘƛƴƎ ŀ άŘǊȅέ ȊƻƴŜ ŀǊƻǳƴŘ ǘƘŜ ƘƻǳǎŜΦ ¢ƘŜ ƎǊŀŘƛƴƎ ǎƘƻǳƭŘ ǎƭƻǇŜ ŀǿŀȅ 

from the house on all sides if possible. 

It is recommended to observe all gutters, downspouts and downspout extenders occasionally 

during heavy rain to ensure that they are functioning as intended. 

     

EXTERIOR 
DRIVEWAY 
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The driveway is concrete. 

WALKWAY & STEPS 

 

The front walkway and front porch are stone pavers over concrete.  

TRIM 

 

Possible broken trim piece noted at the right. Recommend further evaluation and replacement 

if broken. 
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SIDING 

 

Siding is cement fiberboard with some stone veneer over foundations. 

Cement fiberboard siding will need to be painted and caulked periodically. Recommend 

ŎƻƴǎǳƭǘƛƴƎ ƳŀƴǳŦŀŎǘǳǊŜǊΩǎ ƎǳƛŘŜƭƛƴŜǎΦ  

    

Kickout flashing recommended at the front right and where the screened porch meets the 

siding at the rear. 
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Generally, cement fiberboard manufacturers recommend a small gap between siding panels for 

proper installation and expansion. This gap allows for slight movement due to temperature 

changes and prevents buckling or cracking. Typical spacing is 1/8 to 1/4 inch. Recommend 

consulting the installation instructions provided by the specific cement fiberboard 

manufacturers. See link below for an example of cement fiberboard manufacturer 

recommendations. 

https://www.jameshardiepros.com/getattachment/287eff74-8c7d-4a34-b51e-

03a7bd3a6a62/quick-start-hz10-us-en.pdf 

EXTERIOR VENTS 

 

Recommend keeping the dryer vent and vent cover clear of lint to reduce fire risk. Minimum 

yearly cleaning of the dryer vent recommended. 

 

 

 

https://www.jameshardiepros.com/getattachment/287eff74-8c7d-4a34-b51e-03a7bd3a6a62/quick-start-hz10-us-en.pdf
https://www.jameshardiepros.com/getattachment/287eff74-8c7d-4a34-b51e-03a7bd3a6a62/quick-start-hz10-us-en.pdf
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FENCE & GATES 

 

Wood fencing inspected. 

SCREENED PORCH 

 

Recommend improved drainage at the rear right of the screened porch. 

PATIO 

The patio is stone pavers over concrete.  
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Step height variances noted at the patio stairs, presenting possible trip safety hazards. 

Alterations recommended. 

 

Railings at the patio and front porch will need to be kept rust proofed, especially where they sit 

in the concrete. Slight rusting noted in places. Sealing the depressions with a self-leveling 

concrete caulk will help to shed water and may reduce further rusting. 

RETAINING WALL 

    

It is unknown if the retaining wall at the right side is the responsibility of the owner or the 

neighbor. Recommend consulting with the builder for verification. 

Fairly typical cracks noted in the retaining wall. Recommend sealing to prevent further 

deterioration.  
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GRADING 

 

Standing water noted at the right side. Improved drainage may be needed. 

   
 

 

EXTERIOR DOORS 

Inspected. 

EXTERIOR WINDOWS 

Inspected. 
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WINDOW WELLS 

 

There are window wells on the right side of the house. Recommend keeping window wells clear 

of leaves and detritus. Window well covers when properly installed can reduce moisture in the 

window well. 

 

GARAGE 

    

The garage door is metal and vinyl. 
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Safety return lenses should be located 4-6 inches off the garage floor. Adjustments 

recommended. 

STRUCTURE 

Foundation is poured concrete. Main structure is wood frame. Visible floor framing is wood I-

joists. Visible subflooring is OSB. 

 

Recommend sealing exposed steel in the foundation to prevent corrosion. 

ELECTRIC 
SERVICE ENTRANCE 

Electric service entrance is an underground service lateral. The electric meter is located on the 

right side of the house. 

ELECTRIC PANELS 
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The main disconnects are located at the electric panels in the basement front right room at the 

right wall. The electric panels were manufactured by Eaton. Each service entrance is 200 amps 

and 240 volts. The rear panel has 18 circuits. The front panel has 21 circuits. Visible wiring is 

non-metallic clad copper. 

 

The breaker labeled άhall lights and laundry lightsέ appears to be damaged. Recommend 

further evaluation by a qualified licensed electrician. 
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RECEPTACLES & WIRING 

We recommend testing all GFCI receptacles monthly. 

    

CSST gas lines are installed. Manufacturers believe that this product is safer if properly bonded 

as required by the manufacturer's installation instructions. Proper bonding of the product 

should be determined by a licensed electrician.  

Some receptacles in the kitchen are not GFCI protected. Recommend upgrading to GFCI 

protected receptacles. 

Recommend further evaluation of above-mentioned items by a licensed electrician as any of 

these items could be a safety hazard. Additional items may be discovered by a qualified 

professional. 

SMOKE ALARMS 

 

Present, not tested. Recommend testing immediately on occupying the house. 
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SMOKE ALARMS 

It is recommended to test them monthly. Most smoke alarms last about ten years and then need 

to be replaced. Generally if the plastic cover has yellowed with age it is a good indication that 

they may no longer be reliable. 

 

HEATING AND AIR 

CONDITIONING 

BASEMENT UNIT 
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There is a high-efficiency gas furnace manufactured by Bryant in 2024 located in the basement 

utility room.  

    

We were unable to access the AC coils for inspection due to sealed conditions. 

AC is functional. Heat not tested due to warmer exterior temperatures. 

    

The unit is fitted with a humidifier, not evaluated/not tested. It is recommended that the 

interior of this be thoroughly cleaned twice yearly, at the beginning and end of the heating 

season, and the humidifier pad be cleaned or replaced annually.  
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The air filter is 16 x 25 x 4 inches. 

Recommend duct cleaning. 

ATTIC UNIT 

  

    

There is a high-efficiency gas furnace manufactured by Bryant in 2024 located in the attic. We 

were unable to access the AC coils for inspection due to sealed conditions. 
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AC is functional. Heat not tested due to warmer exterior temperatures. 

We were unable to locate an overflow tray drain. Recommend further evaluation by a qualified 

HVAC professional. 

 

The air filter is 16 x 25 x 4 inches. 

Recommend contracting with a licensed HVAC professional to have the heating and cooling 

equipment serviced/maintained twice a year. 

Recommend annual cleaning of the condensate drain.   

Recommend installing at least one carbon monoxide alarm per floor of the house. 

Further evaluation of above-mentioned items by a licensed HVAC professional recommended. 

FILTER 

One of the most important things a homeowner can do to maintain good indoor air quality, 

reduce energy bills and keep the AC / Heating system in good condition is to regularly check and 

change the filter when necessary. The filter should fit well so that all the air entering the air 

handler passes through the filter. It is generally recommended to use a pleated filter of medium 

to good quality. The cheaper fiberglass weave filters will allow dust particles to pass through 
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and accumulate in the coil fins of the AC component where they will reduce air flow and 

increase the possibility for mold to grow during AC season. The most expensive HEPA type filters 

will clean the air but will also restrict air flow and have been known to cause the coil fins to ice 

up in summer making the AC ineffective. 

To reduce pollens, dust and mold spores, leaving the unit on fan only mode will cause the filter 

to clean the air for the whole house. This also helps to keep temperatures around the house 

more consistent and will not affect the function of AC or heat which will switch on and off 

according to thermostat settings. 

HUMIDIFIER 

It is recommended to have the interior of the humidifier housing cleaned out twice a year at the 

change from heat to cool and cool to heat seasons. The pad or drum should be replaced or 

cleaned to prevent bacterial growth. This could be done by the homeowner or by an HVAC 

professional. The humidifier should be isolated from the air flow during AC operation, typically 

by switching the damper position at or close to the humidifier. Most HVAC companies offer a 

reasonably priced service contract which covers routine maintenance including two visits per 

year.  

ATTIC UNIT  

We recommend servicing and interior cleaning of these units annually by a licensed HVAC 

professional especially as the unit is located outside of the conditioned area and is more prone 

to condensation inside the unit which if not kept clean can lead to mold growth. 
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CONDENSATE DRAIN 

BASEMENT UNIT 

AC condensate and the humidifier drain to the sump pit. The furnace condensate also drains to 

the sump pit. 

ATTIC UNIT 

AC condensate drains to the sump pit. 

 

Attic furnace condensate drains to the exterior left. 

EXTERIOR AC/CONDENSING UNITS  
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The front unit was manufactured by Bryant in 2023. The rear unit was manufactured by Bryant 

in 2024. The units are located at the left side of the house. There are required disconnects 

within sight of the units. Most condensing units last about 12-15 years.  

DUCTING 

Visible ducting is galvanized steel and insulated flexible ducting. 

    

Some sagging of the insulated flexible ducting noted in places. Recommend additional strapping 

to level the insulated flexible ducting to prevent condensation collection and possible resultant 

mold growth. 

Excess bending of the insulated flexible ducting in the attic noted in places.  Excess bending may 

restrict airflow. Alterations recommended. 
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ADDITIONAL HEAT SOURCES 

SCREENED PORCH FIREPLACE 

    

There is a non-vented gas fireplace located in the screened porch. We were unable to ignite the 

fireplace using normal controls.  Recommend further evaluation.  

BASEMENT FIREPLACE 
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There is a functional vented gas fireplace in the basement rec room at the right wall. Periodic 

service and inspection by a licensed plumber or a gas log specialist is recommended. 

LIVING ROOM FIREPLACE 

 

There is a functional vented gas fireplace in the living room. Periodic service and inspection by a 

licensed plumber or a gas log specialist is recommended. 

PLUMBING 

 

The main water line enters the house in the basement utility room at the left wall. The line 

entering the house is black plastic.  

Visible water supply lines are CPVC. 

Visible drain, vent and waste are PVC. 
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The main water shut off valve is located in the basement utility room. 

Functional backflow prevention must be maintained. Backflow prevention valves will need to 

be replaced approximately every 5 years.  

    

The gas main shut off valve is located at the gas meter at the left side of the house. This can 

only be shut off using a med-large size wrench and we recommend having such a wrench 

available in case of emergency.  

There is an additional main gas line shut off located in the basement utility room at the rear 

wall. 
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There is a mechanical vent/air admittance valve beneath the kitchen sink. Mechanical vents 

may need to be changed periodically about every 7-10 years. 

MAIN WATER SHUT OFF VALVE 

It is recommended to be familiar with the location of the main water shut off valve and keep 

access clear of stored items or other obstructions. It is also good practice to turn the valve off 

and on again briefly about twice a year to prevent the valve from becoming seized in the open 

position.  

 

WATER HEATER 

    

The water heater is a high-efficiency 75-gallon gas water heater manufactured by Bradford 

White in 2024 (located in the basement utility room). Most water heaters last about 12-15 

years. 
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The water heater condensate line drains to the sump pit. 

The gas valve to the water heater was not turned on at the time of inspection. 

SEWERAGE EJECTOR PUMP 

 

There is a sewerage ejector pump located in the basement utility room at the front wall which 

pumps the wastewater from the basement bathroom up into the sewer lines. It appears to be 

functional. Pumps may last 7-10 years and so periodic service/checking of unit is 

recommended. Recommend installing a receptacle with an audible alarm which will alert the 

homeowner if the sewerage ejector pump is no longer functional. 
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FIRE SUPPRESSION/SPRINKLER SYSTEM 

    

A fire sprinkler system is installed. The fire sprinkler system was not inspected as it is beyond 

the scope of a home inspection.  

Sprinkler heads do need servicing and evaluation periodically.  

 

Functional backflow prevention must be maintained. Backflow prevention valves will need to 

be replaced approximately every 5 years.  

EXTERIOR HOSE BIBS 
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Recommend ensuring hose bibs are fitted with backflow prevention/atmospheric vacuum 

breakers. 

The hose bib shut offs are located in the basement utility room at the left wall. 

HOSE BIBS 

It is recommended to be familiar with the location of the exterior hose bib shut off valves and 

keep access clear of stored items or other obstructions. It is recommended to shut off the hose 

bibs from the inside at the beginning of winter to prevent freezing and drain the line by opening 

the hose bib at the exterior or using the bleed valve inside. 

Some garden hose attachments can drip slowly causing eventual saturation of the soil in front of 

the wall.  This causes moisture to migrate through the wall leaving whitish mineral deposits on 

the interior surface. It is recommended to turn off the hose bib when not in use and not to rely 

on hose attachment valves. 
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GENERAL AND LIVING AREAS 
FINISHED BASEMENT 

 

We were unable to view the foundation walls as they are concealed behind wall finishes and 

insulation. 

Recommend running a dehumidifier in the basement, especially during warmer weather. 

    

Improved ventilation in basement closets and storage spaces as well as the rear left room 

recommended. 
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Cracks noted in the basement utility room floor.  These cracks may allow radon gases to escape 

into the house before entering the radon mitigation system.  Recommend sealing with concrete 

sealer. 

SUMP 

 

There is a sump pump with an activated radon mitigation system. Therefore, the sump pit was 

sealed. The sump pump was activated several times due to ground water entry during 

inspection.  

Recommend installing a receptacle for the sump pump that has an audible alarm. 

It is generally recommended to install a battery backup system so that the sump pump would 

remain functional during power failure. In many modern installations, the sump pump serves 

perimeter drains next to the foundation and basement stairwell drains and will most likely be 

needed during heavy thunderstorms when power outages are more possible. In houses where 

the sump pump protects the house from a high water table, a battery backup system is 

considered essential. Recommend consulting a licensed plumber. 
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The sump pump drains to the exterior right. 

SUMP 

It is recommended to check the water level in the sump pit several times a year to ensure that 

the pump is functional. If the water level is up to the level of any drain openings in the side of 

the sump pit then it is likely that the pump has failed and water will then soak under the 

concrete causing erosion and the possibility of severe moisture problems over time. Some sump 

pits have a lid sealed across the top, often where radon may be present. In this case, to test the 

pump it may be necessary to run water into the sump through a floor drain or other drain that 

enters the sump. You should hear the pump activate and expel the water after some minutes if 

it is functional.  

RADON MITIGATION SYSTEM 

 

A radon mitigation system is installed. The manometer should be checked periodically. Blue 

liquid in the manometer on the radon reduction system should never be level. If the liquid is 

level, we recommend calling the installer or a certified radon professional to replace the fan or 

repair the system.  
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KITCHEN 

 

!ŘƧǳǎǘƳŜƴǘ ƴŜŜŘŜŘ ŦƻǊ ǘƘŜ ǳƴŘŜǊ ǎƛƴƪ ŎŀōƛƴŜǘ ŘƻƻǊ ƛƴ ǘƘŜ ōǳǘƭŜǊΩǎ ǇŀƴǘǊȅΦ 

  

    

The refrigerator was not set at adequately low temperatures at the time of inspection. 

Recommend verifying that the Sub-Zero refrigerator is adequately anchored at the top as it can 

tip forward when both the doors are open. 
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LAUNDRY  

 

Washer and dryer were not installed at the time of inspection and therefore untested. 

 

When the washer is located above a finished space, significant damage can occur if the washer 

should leak. Washer overflow tray is installed but is not connected to any drain. Recommend 

installation of an overflow tray properly connected to a drain which is routed to the exterior or 

the sump pump or installation of a moisture sensor connected to the washer supply hoses 

which can shut off the water in event of leaking. Further evaluation recommended. 

LAUNDRY 

It is recommended to replace soft plastic dryer vent with a metal vent and secure the metal vent 

so that it does not contact the dryer plug, wire or receptacle. It is also recommended to clean 

the dryer vent regularly to prevent an accumulation of lint. The washer supply hoses should be 

replaced every five years or changed for braided metal clad hoses, which do not deteriorate as 

quickly and are less likely to burst. The shut off valves for the washer should be functional and 

easy to operate.  It is recommended to shut off water supply to washer during extended absence 

(vacation) from the house.   

BATHROOMS 

BASEMENT BATHROOM 

Recommend lowering toilet tank water level about half an inch.  

GROUND FLOOR HALF BATHROOM 

Inspected. 
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UPSTAIRS FRONT RIGHT BEDROOM BATHROOM 

Inspected. 

UPSTAIRS FRONT LEFT BEDROOM BATHROOM 

Inspected.  

UPSTAIRS MIDDLE LEFT BEDROOM BATHROOM 

 

The built-in shower tray can be prone to leaking. It should be well maintained and periodically 

caulked. We were unable to determine whether any leaking in/around the shower has 

occurred. Periodic evaluation by a licensed contractor recommended. 

PRIMARY BATHROOM 

 

The built-in shower tray can be prone to leaking. It should be well maintained and periodically 

caulked. We were unable to determine whether any leaking in/around the shower has 

occurred. Periodic evaluation by a licensed contractor recommended. 
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BEDROOMS 

Inspected. 

INTERIOR SURFACES 

 

Minor caulking improvements recommended in places. 

It is not unusual to see some small cracks in drywall corners especially in second floor ceilings or 

vaulted ceilings. These are mostly caused by the expansion and contraction of wood framing. 

The drywall which is attached to the wood framing is inflexible and cracks at the seams. Periodic 

caulking and painting will maintain neat appearance. Larger or continually expanding cracks 

should be evaluated by a licensed contractor or structural engineer.   

FLOORS 

Inspected. 

DOORS 

The door to the basement rear left storage room is in contact with the doorjamb at the bottom. 

Alterations recommended. 

The closet door in the basement front right room rubs against the doorjamb. Alterations 

recommended. 

Strike plate adjustment recommendations for the upstairs middle left bedroom door. 
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WINDOWS 

    

The windows are vinyl, double hung, manufactured by Andersen in 2023. There are vinyl 

hopper windows manufactured by Andersen in the upstairs bathrooms and the primary 

bedroom. 

    

Window screens stored in the basement utility room. 

Cleaning of the basement rec-room window trim needed. 

STAIRS 

Inspected. 
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ATTIC 

    

    

ACCESS 

    

We accessed the attic through the pull-down stairs in the upstairs middle left bedroom. 


