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I N T R O D U C T I O N
Welcome!  This home inspection training program has two primary goals: 

• To provide you with a sound introduction to the components, materials and
mechanics of house systems that you will encounter and evaluate as a
home inspector; 

• To provide you with a solid understanding of inspection processes, strategies
and standards of practice that will help define the scope of your inspections. 

We hope you enjoy this training program and develop a good understanding
of the various house systems as you proceed. Good luck!

F E AT U R E S  O F  T H I S  P R O G R A M
This program is structured to help you learn and retain the key concepts of
home inspection.  It also will help you form a set of best practices for con-
ducting inspections.  A number of features are included to help you master
the information and put your knowledge into practice:

• Topics are organized into evenly paced Study Sessions. Each Session
begins with learning objectives and key words to set up the important con-
cepts you should master by the end of the Session. Each Session concludes
with Quick Quizzes to help you test your understanding. Answers to Quick
Quizzes are provided so you can check your results. 

• Scope and Introduction sections present the ASHI® (American Society of
Home Inspectors) Standards of Practice for each major topic. Standards
help you define a professional, consistent depth and breadth for your
inspections.

• An Inspection Checklist at the end of each section summarizes the impor-
tant components you will be inspecting and their typical problems. You can
use this as a set of field notes during your own inspections. 

• The Inspection Tools list will help you build your toolkit of “must have” and
optional tools for the job.

• An Inspection Procedures section provides some general guidelines to con-
ducting your inspection of each major house system. This feature will help
you develop a methodology to complement your technical knowledge.

• Field Exercises give you an opportunity to turn your knowledge into real
world experience. 



S U M M A R Y
The road we have paved for you is designed to be easy and enjoyable to follow.
We trust it will lead you quickly to your destination of success in the home
inspection profession.

A C K N O W L E D G M E N T S
Thanks to Kevin O’Malley for his inspiration, advice and guidance. Thanks
also to James Dobney for his invaluable input and encouragement. Special
thanks are extended to Dan Friedman for his numerous and significant con-
tributions.

We are grateful for the contributions of: Duncan Hannay, Richard Weldon,
Peter Yeates, Tony Wong, Graham Clarke, Ian Cunliffe, Joe Seymour, Charles
Gravely, Graham Lobban, Dave Frost, Gerard Gransaull, Jim Stroud, Diana
DeSantis, David Ballantyne, Shawn Carr and Steve Liew.

Special thanks are also extended to Susan Bonham, Dearbhla Lynch, Lucia
Cardoso-Tavares, Jill Brownlee, Ida Cristello and Rita Minicucci-Colavecchia
who have brought everything together. Thanks also to Jim Lingerfelt for his
invaluable editing assistance.



�� INSULATION AND VENTILATION

1.0 OBJECTIVES ....................................................................................4

STUDY SESSION 1 2.0 SCOPE AND INTRODUCTION .....................................................6
2.1 Scope....................................................................................................6
2.2 Introduction........................................................................................14

STUDY SESSION 2 3.0 THE BASICS....................................................................................22
3.1 Heat – what it is and how it moves ....................................................22
3.2 Controlling heat flow .........................................................................28

STUDY SESSION 3 3.3 Moisture flow.....................................................................................40
STUDY SESSION 4 3.4 Controlling moisture flow in the building envelope ..........................60

STUDY SESSION 5 4.0 INSULATION MATERIALS..........................................................77
4.1 Forms of insulation ............................................................................80
4.2 Common insulation materials and their properties ............................81

STUDY SESSION 6 5.0 AIR/VAPOR BARRIER MATERIALS 
(VAPOR RETARDERS)..................................................................98

5.1 Air barriers .........................................................................................99
5.2 Vapor barriers ...................................................................................110

STUDY SESSION 7 6.0 VENTING ROOFS ........................................................................121
6.1 Venting roof spaces ..........................................................................123

STUDY SESSION 8 7.0 VENTING LIVING SPACES .......................................................135

STUDY SESSION 9 8.0 ATTIC INSPECTIONS .................................................................160
8.1 Safety first........................................................................................160
8.2 Inspecting other systems ..................................................................163
8.3 Conditions ........................................................................................164

8.3.1 Access hatch problems.....................................................................165
8.3.2 Attic staircase problems...................................................................166
8.3.3 Pull-down stair problems .................................................................167
8.3.4 Insulation amount – too little ...........................................................167
8.3.5 Insulation – wet................................................................................168
8.3.6 Insulation – compressed...................................................................170
8.3.7 Insulation – gaps or voids ................................................................170
8.3.8 Insulation – missing at dropped ceilings..........................................170
8.3.9 Insulation covering recessed lights ..................................................171
8.3.10 Insulation inadequate in knee wall areas. ........................................172
8.3.11 Insulation inadequate at skylights and light wells. ..........................173
8.3.12 Ducts leaking or disconnected, or insulation missing or loose........174
8.3.13 Duct air/vapor barrier missing or damaged .....................................175
8.3.14 Insulation too close to chimneys......................................................176
8.3.15 Air/vapor barrier missing, incomplete or wrong location................177
8.3.16 Air leakage excessive.......................................................................178
8.3.17 Attic venting missing or inadequate ................................................179

S E C T I O N  O N E

v



8.3.18 Venting obstructed at soffits or roof vents .......................................181
8.3.19 Snow or wet spots below roof vents ................................................182
8.3.20 Turbine vents noisy or seized...........................................................182
8.3.21 Power vents operating in winter ......................................................184
8.3.22 Power vents – poor wiring ...............................................................185
8.3.23 Power vents inoperative in summer.................................................185
8.3.24 Rafters and sheathing – rot, mold or mildew...................................185
8.3.25 Rafters and sheathing delaminating or buckling..............................188
8.3.26 Whole-house fan with no insulated cover........................................189

STUDY SESSION 10 9.0 FLAT AND CATHEDRAL ROOF INSPECTIONS...................197
9.1 Conditions ........................................................................................199

9.1.1 Insulation – too little ........................................................................199
9.1.2. Insulation – wet, compressed or voids.............................................201
9.1.3. Air/vapor barrier – missing or incomplete.......................................202
9.1.4. Air leakage – excessive....................................................................202
9.1.5. Venting – missing or inadequate ......................................................204
9.1.6. Venting – obstructed ........................................................................205
9.1.7. Mold, mildew or rot suspected.........................................................205

STUDY SESSION 11 10.0 INSPECTING WALLS ABOVE GRADE...................................212
10.1 Conditions ........................................................................................214

10.1.1 Insulation – too little ........................................................................214
10.1.2 Insulation – sagging or voids ...........................................................216
10.1.3 Air/vapor barrier missing, incomplete or wrong location................216
10.1.4 Mold, mildew or rot suspected.........................................................217

11.0 INSPECTING BASEMENTS AND CRAWLSPACES ..............219
11.1 Basements ........................................................................................219
11.2 Crawlspaces .....................................................................................224
11.3 Conditions ........................................................................................227

11.3.1 Insulation – too little or incomplete .................................................227
11.3.2 Exterior insulation not suitable for use below grade .......................228
11.3.3 Exterior insulation not protected at top............................................229
11.3.4 Insulation missing at rim joists ........................................................230
11.3.5 Insulation sagging, loose, or voids...................................................231
11.3.6 Exposed combustible insulation ......................................................232
11.3.7 Air/vapor barrier missing, incomplete or wrong location................233
11.3.8 No moisture barrier on foundation walls .........................................233
11.3.9 No moisture barrier on earth floor ...................................................234

12.0 INSPECTING FLOORS OVER UNHEATED AREAS.............235

STUDY SESSION 12 13.0 INPECTING VENTILATION SYSTEMS ..................................244
13.1 Evaluating and controlling house humidity .....................................244
13.2 Exhaust fan conditions.....................................................................245

13.2.1 Inoperative .......................................................................................247
13.2.2 Noisy ................................................................................................247

S E C T I O N  O N E :  I N S U L A T I O N  A N D  V E N T I L A T I O N

vi



13.2.3 Inadequate air movement.................................................................247
13.2.4 Fan cover missing or dirty ...............................................................248
13.2.5 Wiring unsafe...................................................................................248
13.2.6 Duct leaky, damaged, disconnected or missing ...............................248
13.2.7 Duct not insulated in unconditioned space ......................................249
13.2.8 Termination point not found ............................................................249
13.2.9 Poor termination location.................................................................249
13.2.10 Weather hood missing, damaged or loose........................................250
13.2.11 Inadequate backflow prevention ......................................................250

13.3 Heat recovery ventilator conditions .................................................250
13.3.1 Inoperative .......................................................................................251
13.3.2 Noisy ................................................................................................251
13.3.3 Inadequate air movement.................................................................251
13.3.4 Fan cover missing or dirty ...............................................................251
13.3.5 Wiring unsafe...................................................................................251
13.3.6 Duct leaky, damaged, disconnected or missing ...............................251
13.3.7 Cold-side ducts not insulated ...........................................................251
13.3.8 Termination or inlet point not found................................................252
13.3.9 Poor termination or inlet point location ...........................................252
13.3.10 Weather hood missing, damaged or loose........................................253
13.3.11 Inadequate backflow prevention on exhaust or screening on inlet ......253
13.3.12 Warm-side fresh air duct not properly connected to furnace duct.......253
13.3.13 Exhaust grilles missing, poor location or obstructed in house.........255
13.3.14 Exhaust grilles missing grease filter in kitchen ...............................256
13.3.15 Flow collars missing on warm-side ducts........................................256
13.3.16 Dampers missing on warm-side ducts .............................................257
13.3.17 Vapor barrier missing, damaged or incomplete on cold-side ducts .....257
13.3.18 HRV not interlocked with furnace fan ...............................................257
13.3.19 Ventilation fan switch not found or not labeled ...............................258
13.3.20 Filters dirty or missing .....................................................................259
13.3.21 Heat exchanger core dirty or missing ..............................................259
13.3.22 Cabinet damaged, rusted or poorly supported .................................260
13.3.23 Condensate drain missing, leaking or clogged ................................261
13.3.24 No trap in condensate drain .............................................................261
13.3.25 Poor discharge point for condensate drain.......................................262

14.0 INSPECTION TOOLS..................................................................269

15.0 INSPECTION PROCEDURES ....................................................269

16.0 INSPECTION CHECKLIST........................................................274

FIELD EXERCISE 1

ANSWERS TO QUICK QUIZZES..............................................278

S E C T I O N  O N E :  I N S U L A T I O N  A N D  V E N T I L A T I O N

vii



�� INTERIORS

1.0 OBJECTIVES AND OVERVIEW.....................................................4

STUDY SESSION 1 2.0 SCOPE AND INTRODUCTION .......................................................7
2.1 Scope......................................................................................................7
2.2 Introduction..........................................................................................18

STUDY SESSION 2 3.0 FLOORS.............................................................................................25
3.1 Conditions............................................................................................28

3.1.1 Water damage.......................................................................................29
3.1.2 Trip hazard ...........................................................................................31
3.1.3 Mechanical damage .............................................................................31
3.1.4 Loose or missing pieces.......................................................................32
3.1.5 Absorbent materials in wet areas .........................................................32
3.1.6 Concrete floors cracked .......................................................................32
3.1.7 Wood....................................................................................................35
3.1.8 Carpet...................................................................................................37
3.1.9 Resilient ...............................................................................................38
3.1.10 Ceramic, stone and marble...................................................................38

STUDY SESSION 3 4.0 WALLS ...............................................................................................46
4.1 Conditions............................................................................................50

4.1.1 Water damage.......................................................................................50
4.1.2 Cracks ..................................................................................................52
4.1.3 Mechanical damage .............................................................................53
4.1.4 Inappropriate finishes in wet areas ......................................................54
4.1.5 Plaster or drywall .................................................................................54
4.1.6 Wood....................................................................................................57
4.1.7 Party walls............................................................................................57
4.1.8 Garage walls not fireproof or gastight .................................................59

5.0 CEILINGS..........................................................................................60
5.1 Conditions............................................................................................60

5.1.1 Water damage.......................................................................................61
5.1.2 Cracked, loose or missing sections ......................................................61
5.1.3 Mechanical damage .............................................................................65
5.1.4 Plaster or drywall .................................................................................66
5.1.5 Wood....................................................................................................67
5.1.6 Metal – rusted ......................................................................................67
5.1.7 Lighting poor .......................................................................................67

S E C T I O N  T W O

viii



STUDY SESSION 4 6.0 TRIM, COUNTERS AND CABINETS ...........................................77
6.1 Conditions............................................................................................78

6.1.1 Trim problems......................................................................................79
6.1.2 Counter problems.................................................................................79
6.1.3 Cabinet problems .................................................................................80

7.0 STAIRS ...............................................................................................83
7.1 Conditions............................................................................................89

7.1.1 Rot........................................................................................................90
7.1.2 Mechanical damage .............................................................................91
7.1.3 Tread problems ....................................................................................91
7.1.4 Stringer problems.................................................................................92
7.1.5 Stairwell width.....................................................................................93
7.1.6 Headroom inadequate ..........................................................................93
7.1.7 Landings...............................................................................................94
7.1.8 Handrails..............................................................................................94
7.1.10 Balusters (spindles)..............................................................................95
7.1.11 Fire stops inadequate ...........................................................................95
7.1.12 Lighting inadequate .............................................................................96

STUDY SESSION 5 8.0 WINDOWS, SKYLIGHTS AND SOLARIUMS ..........................105
8.1 Conditions ..........................................................................................118

8.1.1 Leaks ..................................................................................................119
8.1.2 Lintels sagging or missing .................................................................121
8.1.3 Frame .................................................................................................122
8.1.4 Exterior drip cap missing or ineffective ............................................123
8.1.5 Exterior trim problems.......................................................................124
8.1.6 Sashes.................................................................................................125
8.1.7 Interior trim........................................................................................127
8.1.8 Glass...................................................................................................128
8.1.9 Hardware............................................................................................128
8.1.10 Location .............................................................................................129
8.1.11 Screens ...............................................................................................129
8.1.12 Storm windows missing.....................................................................130
8.1.13 Too small for egress ...........................................................................130
8.1.14 Ice dams at skylights..........................................................................132

S E C T I O N  T W O :  I N T E R I O R S

ix



9.0 DOORS .............................................................................................133
9.1 Conditions..........................................................................................136

9.1.1 Leaks..................................................................................................138
9.1.2 Lintels sagging or missing .................................................................138
9.1.3 Door and frame problems ..................................................................138
9.1.4 Exterior drip cap missing or ineffective ............................................139
9.1.5 Exterior trim.......................................................................................140
9.1.6 Interior trim........................................................................................141
9.1.7 Glass...................................................................................................142
9.1.8 Hardware............................................................................................143
9.1.9 Storms and screens.............................................................................143
9.1.10 Garage man-door ...............................................................................143

STUDY SESSION 6 10.0 WET BASEMENTS AND CRAWLSPACES................................153

11.0 INSPECTION TOOLS....................................................................175

12.0 INSPECTION CHECKLIST..........................................................176

13.0 INSPECTION PROCEDURE ........................................................182

FIELD EXERCISE 1

14.0 BIBLIOGRAPHY............................................................................191

ANSWERS TO QUICK QUIZZES................................................196

S E C T I O N  T W O :  I N T E R I O R S

x


