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ROOFING

Note: For the purpose of this report the building is considered to be facing South.

Description

General: We would like to remind you that a home inspection is general in nature and does not address specific areas
of expertise. An inspector cannot confirm the cause of defects, or make recommendations on any course of remedial
action. It is always recommended that a qualified specialist is consulted regarding specific issues of concern.

Sloped roofing material: Asphalt shingles

Probability of leakage: Typical lifespan is 15 - 20 years

Probability of leakage: Medium

Limitations

General: Roof access is at the sole discretion of the inspector. Work safety and potential material damage are the
governing factors.

Roof inspection limited/prevented by: The roof could only be inspected with binoculars as it exceeds the accessible
limits set out in our company safety policy. A complete assessment of the roofing system is recommended by a qualified
roofing contractor at the earliest opportunity.

Inspection performed: With binoculars from the ground From roof edge

Recommendations

RECOMMENDATIONS \ Overview
1. Condition: The primary function of the roof system is to protect against and manage the weather elements, thereby
protecting the interior and structural components of the building.

Because of the important functions this system provides, its condition should be assessed regularly and maintenance
provided where/as necessary.  Failure to provide consistent professional style maintenance will reduce the life
expectancy and may cause the roof to leak prematurely.

The component of roofs that is most vulnerable to early deterioration is the area around the flashings (chimneys,
plumbing stacks, the intersection of two or more roof slopes and skylights.)  It is not uncommon for these areas to
develop a leak well before the rest of the roof material has aged significantly.  Also, because these areas are frequently
made of metal they can be more susceptible than the rest of the roof coverings to damage from wind and temperature
differences resulting in expansion and contraction.  So while the flashing may have appeared fine on the day of the
inspection and the roof may be relatively young in age, the flashings should be monitored on a regular basis (at least
semi-annually) to detect any changes in condition that may indicate that repair is necessary.  Leaks left unattended can
cause serious damage to other systems and components of the home.

SLOPED ROOFING \ Asphalt shingles
2. Condition: Damage
Several shingles at front have minor damage. While damage is minor at this point, these areas will wear sooner and will
require replacement before the surrounding areas.
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ROOFING

Implication(s): Chance of water damage to contents, finishes and/or structure
Location: Front Roof
Task: Monitor & repair when necessary
Time: Ongoing

1. Damage 2. Damage/torn shingle

3. Condition: Exposed fasteners
Implication(s): Chance of water damage to contents, finishes and/or structure
Location: Rear Roof
Task: Correct/repair
Time: Earliest opportunity
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ROOFING

3. Exposed fasteners

SLOPED ROOF FLASHINGS \ Roof/sidewall flashings
4. Condition: Siding not cut back
Wood siding in close contact with roof surface will likely deteriorate sooner than siding that can dry easily.
Implication(s): Chance of water damage to contents, finishes and/or structure
Location: Front Roof
Task: Correct/improve
Time: Discretionary When necessary
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ROOFING

4. Siding not cut back

SLOPED ROOF FLASHINGS \ Pipe/stack flashings
5. Condition: Top of flashing exposed or bottom buried
Implication(s): Chance of water damage to contents, finishes and/or structure
Location: Roof
Task: Correct/improve
Time: Earliest opportunity When replacing

5. Top of flashing exposed or bottom buried
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EXTERIOR

Description

Gutter & downspout material: Aluminum

Gutter & downspout type: Eave mounted

Gutter & downspout discharge: Below grade

Lot slope: Walkout

Lot slope: Flat

Wall surfaces - wood: Boards

Wall surfaces - masonry: Artificial stone

Wall surfaces: EIFS

Soffit and fascia: Aluminum

Driveway: Asphalt Interlocking brick

Walkway: Concrete

Porch: Concrete

Limitations

Inspection limited/prevented by: Storage in garage

Inspection limited/prevented by: Vines/shrubs/trees against wall

No or limited access to: Area below steps, deck, porches

Upper floors inspected from: Ground level

Exterior inspected from: Ground level

Recommendations

General
6. Preventing Leakage - Ongoing maintenance is required for caulking on all doors, windows and wall penetrations such
as furnace vents, hose bibs, air conditioning lines etc.
It is recommended that the caulking is inspected annually for deterioration and replaced as required.
Location: Various Throughout Exterior Wall
Task: Repair
Time: Earliest opportunity
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EXTERIOR

6. Preventing Leakage - Caulking needed

7. Preventing Leakage - Caulking needed

8. Preventing Leakage - Caulking needed 9. Preventing Leakage - Caulking needed
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EXTERIOR

10. Preventing Leakage - Caulking needed

ROOF DRAINAGE \ Downspouts
7. Condition: Downspouts discharging below grade
Downspouts that discharge below grade are more likely to cause basement leakage or foundation damage due to
clogged or deteriorated pipes. Having your drains scoped with a snake camera, and/or disconnecting downspouts to
redirect discharge above grade is a preventative measure to reduce the risk of foundation leakage and structural
damage.  Furthermore, many municipalities no longer permit storm water to be connected to sewers.
Please note that depending on the age and installation, concealed water damage may have already occurred
Implication(s): Chance of water damage to contents, finishes and/or structure
Location: Exterior
Task: Improve
Time: Earliest opportunity
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EXTERIOR

8. Condition: Missing
Implication(s): Chance of water damage to contents, finishes and/or structure
Location: Exterior Garage
Task: Provide
Time: Earliest opportunity
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STRUCTURE

Description

Configuration: Basement

Foundation material: Poured concrete

Floor construction: Wood I-joists Steel columns Steel beams

Exterior wall construction: Wood frame Wood frame, brick veneer

Roof and ceiling framing: Trusses

Limitations

Inspection limited/prevented by: Finishes

Inspection limited/prevented by:
Wall, floor and ceiling coverings

Inspection of the overhead floor framing and other house elements is restricted by the presence of finished ceiling
surfaces and materials. No assessments can be made of the suitability of renovations or finish work. Local building
officials should be contracted to verify compliance with permit and inspection requirements, including fire safety, egress,
and clearance issues.
Carpet/furnishings
Storage
New finishes/paint
Insulation

Attic/roof space: Entered but access was limited

Percent of foundation not visible: 95 %

Recommendations

FOUNDATIONS \ Foundation
20. Condition: Cracked
Typical foundation cracks were noted on the exterior. They appear to be stable. However, at this time it cannot be
determined if future movement or leakage will occur.   Recommend monitoring all cracks and repair if necessary. Please
refer to the lot grading and surface water control comments in the exterior section of the report for related information.
Implication(s): Weakened structure | Chance of water damage to contents, finishes and/or structure
Location: Exterior Wall
Task: Monitor & repair when necessary
Time: If necessary
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ELECTRICAL

Description

Service entrance cable and location: Underground - not visible

Service size: 100 Amps (240 Volts) 200 Amps (240 Volts)

Main disconnect/service box rating: 100 Amps 200 Amps

Main disconnect/service box type and location: Breakers - basement Fuses - basement

System grounding material and type: Copper - ground rods

Distribution panel rating: 100 Amps 200 Amps

Distribution panel type and location: Breakers - basement

Distribution wire material and type: Copper - non-metallic sheathed

Type and number of outlets (receptacles): Grounded - typical

Circuit interrupters: Ground Fault (GFCI) & Arc Fault (AFCI): GFCI - bathroom and exterior

Smoke detectors: Present

Carbon monoxide (CO) detectors: None noted

Limitations

General: Many of the components that make up an electrical system are concealed in wall cavities, conduits, chases,
junction boxes etc. No commentary will be provided on concealed items.

Panel covers: Disconnect covers are not removed by the building inspector

System ground: Continuity not verified Quality of ground not determined

Circuit labels: The accuracy of the circuit index (labels) was not verified.

Panel or disconnect cover: Main disconnect panel cannot be opened without shutting off power.

Recommendations

General
23. Ground Fault Circuit Interrupters (GFCI):
It is recommended that GFCI protection is installed for any electrical outlet located outside, in bathrooms or within 1.5m
(5') of any sink, such as kitchens and laundry areas.   These safety devices should be tested regularly in accordance with
the manufacturer's specifications.

[Note: installing a GFCI in some areas may also require the upgrade of the circuit over-current protection and wiring, at
additional cost.]

DISTRIBUTION SYSTEM \ Wiring - installation
24. Condition: Too close to duct, pipe, vent or chimney
Implication(s): Fire hazard | Electric shock
Location: Various Throughout Basement
Task: Correct/improve
Time: Earliest opportunity
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HEATING

Description

General: Minimum efficiency reporting value, commonly known as MERV rating is a measurement scale designed in
1987 by the American Society of Heating, Refrigerating and Air-Conditioning Engineers (ASHRAE) to rate the
effectiveness of air filters. The scale "represents a quantum leap in the precision and accuracy of air-cleaner ratings" and
allows for improved health, reduced cost and energy efficiency in heating, ventilation and air conditioning (HVAC) design.
For example, a HEPA filter is often impractical in central HVAC systems due to the large pressure drop the dense filter
material causes. Experiments indicate that less obstructive, medium-efficiency filters of MERV 7 to 13 are almost as
effective as true HEPA filters at removing allergens, with much lower associated system and operating costs.

Fuel/energy source: Gas

System type: Furnace

Heat distribution: Ducts and registers Hot water radiant piping

Approximate capacity: 80,000 BTU/hr

Efficiency: High-efficiency

Approximate age: 5 years

Typical life expectancy: Furnace (high efficiency) 15 to 20 years

Main fuel shut off at: Meter Exterior wall

Failure probability: Medium Low

Chimney/vent: Plastic Sidewall venting

Chimney liner: Not required

Limitations

General: Many of the components that make up a heating system are concealed in cabinet, floor, wall and ceiling
chases. No commentary will be offered on concealed components.

Safety devices: Not tested as part of a building inspection

Heat loss calculations: Not done as part of a building inspection

Heat exchanger: Not visible

Recommendations

General
30. Annual servicing and cleaning is recommended for your furnace to achieve maximum efficiency and service life.

GAS FURNACE \ Ducts, registers and grilles
31. Condition: Disconnected ducts
Disconnected supply duct sealed with painters tape. Have HVAC technician evaluate.
Implication(s): Increased heating costs | Reduced comfort
Location: Basement
Task: Further evaluation & correct as required
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http://www.discoverhorizon.com/hrb/HHRB.aspx?id=1298&DROPDOWN=3173
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COOLING & HEAT PUMP

Description

Air conditioning type: Air cooled

Manufacturer: International Comfort Products

Cooling capacity: 18,000 BTU/hr 30,000 BTU/hr

Compressor approximate age: 5 years

Typical life expectancy: 12 to15 years

Failure probability: Low

Limitations

Inspection limited/prevented by: Furnace was running:
Check AC at earliest opportunity

Inspection limited/prevented by: Low outdoor temperature
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INSULATION AND VENTILATION

Description

Attic/roof insulation material: Glass fiber

Attic/roof insulation amount/value: R-32

Attic/roof ventilation: Roof and soffit vents

Attic/roof air/vapor barrier: Plastic

Wall insulation material: Not visible

Wall insulation amount/value: Not determined

Foundation wall insulation material: Spray foam

Foundation wall insulation material: Glass fiber

Foundation wall insulation amount/value: Not determined

Limitations

Inspection prevented by no access to: Wall space

Attic inspection performed: By entering attic, but access was limited

Air/vapor barrier system: Continuity not verified

Mechanical ventilation effectiveness: Not verified

Recommendations

General
37. Thermal imaging used during this inspection;
The thermal camera does not allow the inspector to "see behind finishes" or through walls, the camera registers the
surface temperatures.  Thermal imaging reveals surface temperature variations of the building, which can be interpreted
by our inspectors to identify problems in structure, moisture content and air leakage. It can also be used to find hidden
heating and cooling losses, moisture intrusion, inadequate or non-existent insulation, plumbing leaks and poor
construction. Early correction of these conditions can prevent more extensive damage in the future.

The thermal images used in this report; the lighter the colour the warmer the temperature.  Viewing a wall where there is
a temperature difference between one side and the other, for example; a heated room and winter weather outside.  The
thermal image may reveal a uniform light colour with localized dark patches.  The dark patches may be interpreted as
voids in the insulation.  If the conditions are reversed, with hot outside and air conditioned interior, the same image may
show uniform dark temperatures with lighter colour patches.

ATTIC/ROOF \ Insulation
38. Condition: Signs of mouse infestation in attic. Mice can damage electrical wires running through the attic.
Recommend a further evaluation by a qualified contractor. A further evaluation by a qualified pest control company may
be required.
Location: Attic
Task: Further evaluation
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PLUMBING

Description

Water supply source: Private

Service piping into building: Plastic

Supply piping in building: Copper Plastic

Main water shut off valve at the: Basement Utility room

Water flow and pressure: Functional

Water heater fuel/energy source: Gas

Water heater type: Combination system Tankless/indirect

Tank capacity: 189 liters

Water heater approximate age: 5 years

Typical life expectancy: 8 to 12 years

Water heater failure probability: Low

Waste disposal system: Septic system

Waste and vent piping in building: ABS plastic

Floor drain location: Near heating system

Water treatment system: Water softener Ultraviolet treatment

Gas piping: Steel Copper

Limitations

General: Many of the components that make up a plumbing system are concealed in floor, wall, and ceiling chases. No
commentary is offered on concealed components.

Items excluded from a building inspection:
Water quality
Isolating/relief valves & main shut-off valve
Concealed plumbing

Evaluation of the plumbing system was limited to permanently connected fixtures and readily visible conditions. The
function and effectiveness of laundry stand pipes, vent pipes, floor drains, fixture overflows, anti-siphon devices and
similar items generally cannot be evaluated. Conditions are subject to unpredictable change, e.g; leaks may develop,
water flow may drop, drains may become blocked, etc. The detection of sewer gases and the condition/function of
sub-slab or in ground piping is excluded from a standard inspection. In ground piping is subject to blockage/collapse.
Tub/sink overflows
Water heater relief valves are not tested
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http://www.discoverhorizon.com/hrb/HHRB.aspx?id=1858&DROPDOWN=4311
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=1907&DROPDOWN=787
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=1907&DROPDOWN=4312
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=1923&DROPDOWN=1868
http://www.discoverhorizon.com/hrb/article.aspx?ASKID=2582&DROPDOWN=6630
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=1990&DROPDOWN=637
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INTERIOR

Description

Major floor finishes: Hardwood Tile

Major wall and ceiling finishes: Plaster/drywall

Windows: Fixed Sliders Casement

Glazing: Double

Exterior doors - type/material: Hinged French Sliding glass Garage

Laundry facilities: Hot/cold water supply 120-Volt outlet 240-Volt outlet

Limitations

Inspection limited/prevented by: Storage/furnishings Storage in closets/cupboards

Not tested/not in service: Dishwasher

Not included as part of a building inspection: Smoke alarms

Not included as part of a building inspection: Carbon monoxide detectors, security systems, central vacuum
Central vacuum systems Cosmetic issues Perimeter drainage tile around foundation, if any

Appliances: Appliances are not inspected as part of a building inspection Appliances are not moved during an
inspection

Percent of foundation not visible: 100 %

Basement leakage: Cannot predict how often or how badly basement will leak Storage in basement limited inspection

Recommendations

General
44. Please note that any leak or moisture issue can result in mold growth, and that it is often not visible. Furthermore,
mold can grow very quickly, and although it may not be present one day, if moisture levels increase, mold can grow and
become visible overnight.
Water damage is frequently discovered where moisture levels are normal, suggesting the area is dry at the time. This
damage can be a result of historical leaks that have since been repaired, or, of intermittent issues related to the season,
weather, or plumbing fixtures and appliances. Because professional mold remediation can be a major expense if
required, further evaluation is recommended regarding any leak evidence or water damage.
We would like to remind you that mold and the assessment of indoor air quality is beyond the scope of a home inspection
and that an inspector cannot determine if there are irritants, spores, pollutants, contaminants, or toxic materials present.
A qualified environmental specialist should be consulted for any mold concerns.

45. All homes built before the mid 1980's may include asbestos containing materials, such as plaster, floor or ceiling
tiles, insulation etc. These materials could pose a health risk if they are damaged or if  they need to be removed or
replaced during renovations.  Professional asbestos abatement can be a major expense if required. Environmental
issues are beyond the scope of a home inspection, and you are advised to consult a qualified specialist if necessary.

46. Carbon Monoxide detectors are mandatory in houses and should be tested weekly by pushing the test / reset button
which enables the unit to reset itself internally, an audible sound will be heard to indicate the unit is functioning properly.

123 Your Street, Your City, ON     October 16, 2012 www.mikeholmesinspections.com

MIKE HOLMES INSPECTIONS

Report No. 4620, v.9

Page 41 of 57

ROOFING EXTERIOR STRUCTURE ELECTRICAL HEATING COOLING INSULATION PLUMBING INTERIOR SITE INFO

APPENDIX

http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2254&DROPDOWN=1998
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2331&DROPDOWN=17893
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2443&DROPDOWN=1779
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2437&DROPDOWN=5479
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2433&DROPDOWN=497
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2474&DROPDOWN=1384
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2492&DROPDOWN=1853
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2492&DROPDOWN=5480
http://www.discoverhorizon.com/hrb/HHRB.aspx?id=2492&DROPDOWN=1914
www.mikeholmesinspections.com


SITE INFO

Description

Weather: Sunny

Approximate temperature: 16°

Occupancy: The home was occupied at the time of the inspection. The home was furnished during the inspection.

Utilities: All utilities were on during the inspection.

Approximate inspection start and end time: The inspection started at 9:00 a.m. The inspection ended at 2:00 p.m.

Approximate date of construction: 2007

Approximate size of home: 5000 ft.²

Building type: Detached home

Number of stories: Two

Below grade area: Basement

Garage, carport and outbuildings: Attached three-car garage

END OF REPORT
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Home Improvement Costs 

ROOFING/FLASHINGS/CHIMNEYS

The following costs are intended as ball park

estimates for repairs and/or improvements 

to a typical three bedroom home. The costs

are based on information obtained in the

Southern Ontario area. Our experience has

shown that actual contractor quotations 

can vary by as much as 300%. Naturally, 

the quality of workmanship and materials

will influence costs. The complexity of 

the job, accessibility, and even economic

conditions can also alter actual costs.

Install conventional asphalt shingles over existing shingles ..............$ 2.00 - $ 4.00 per sq. ft.
Strip and reshingle with conventional asphalt shingles.          ......................$ 2.75 - $ 5.50 per sq. ft.
Strip and reshingle with premium quality asphalt shingles .....                      ...........$ 5. 00 - $ 10.00 per sq. ft.
Strip and re-roof with cedar shingles .......................................................$ 9.00 - $ 18.00 per sq. ft.
Strip and replace built-up tar and gravel roof.........................................$ 10.00 - $ 20.00 per sq. ft. (min. $ 1000)
Strip and install single-ply roof membrane..............................................$ 10.00 - $ 20.00

00

per sq. ft. (min. $ 1000)
Reflash typical skylight or chimney...........................................................$ 500.00 - $ 1000.
Repoint typical chimney above roof line ..................................................$ 25.00 - $ 50.00 per row of bricks (min. $ 400)
Rebuild typical single flue chimney above roof line ..............................$ 200.00 - $ 400.00 per lin. ft. (min. $ 500)

EXTERIOR

Install galvanized or aluminum gutters and downspouts.....................$ 5.00 - $ 10.00 per lin.ft. (min. $ 500)
Install aluminum soffits and fascia ............................................................$ 8.00 - $ 16.00 per lin. ft. 
Install aluminum or vinyl siding..................................................................$ 6.00 - $ 12.00 per sq. ft.
Repoint exterior wall: soft mortar ..............................................................$ 3.00 - $ 6.00 per sq. ft. (min. $ 500)

hard mortar.............................................................$ 5.00 - $ 10.00 per sq. ft. (min. $ 500)
Parge foundation walls ................................................................................$ 3.00 - $ 6.00 per sq. ft.
Dampproof foundation walls and install weeping tiles.........................$ 150.00 - $ 300.00 per lin. ft. (min. $ 3000)
Install a deck...................................................................................................$ 25.00 - $ 50.00 per sq. ft. (min. $ 1000)
Resurface existing asphalt driveway........................................................$ 2.00 - $ 4.00 per sq. ft.
Install interlocking brick driveway.............................................................$ 8.00 - $ 16.00 per sq. ft.
Rebuild exterior basement stairwell .........................................................$ 5000. 00

Build detached garage: ........... .................................................................... per sq. ft.
Build retaining wall: wood...........................................................................$ 20.00 - $ 40.00 per sq. ft. (min. $ 500)

concrete.....................................................................$ 30.00 - $ 60.00 per sq. ft. (min. $ 500)
Painting: trim only ..........................................................................................$ 2000.00 - $ 4000.     and up00

trim and wall surfaces.................................................................$ 5000.00 and up

STRUCTURE

Underpin one corner of house....................................................................$ 5000.00 and up
Underpin or add foundations ......................................................................$ 300.00 and up per lin. ft. (min. $ 3000)
Lower basement floor by underpinning and/or bench footings .........$ 150.00 - $ 300.00 per lin. ft. (min. $ 5000)
Replace deteriorating sill beam with concrete ......................................$ 60.00 and up per lin. ft. (min. $ 200)
Install basement support post with proper footing................................$ 800.00 - $ 1600.00

Perform chemical treatment for termites ................................................$ 2000.00 and up
Repair minor crack in poured concrete foundation..............................$ 400.00 - $ 800.00

ELECTRICAL

Upgrade electrical service to 100-amps (including new panel) .........$ 1500.00 - $ 3000.00

Upgrade electrical service to 100-amps
(if suitably sized panel already exists)................................................$ 800. 00- $ 1600.00

Upgrade electrical service to 200-amps ..................................................$ 1700.00 - $ 3500.00

Install new circuit breaker panel ...............................................................$ 700.00 - $ 1400.00

Replace circuit breaker (20 amp or less) .................................................$ 100.00 - $ 200.00

Add 120-volt circuit (microwave, freezer, etc.).......................................$ 150.00 - $ 300.00

Add 240-volt circuit (dryer, stove, etc.) .....................................................$ 300.00 - $ 600.00  

 and up

OverOver

                                        $ 70.00 - $ 140.00
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