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Home Inspection
Report Writing

Making Sense in Your Home Inspection Report
or, why don't inspectors simply report “better”?
Claude Lawrenson, ACI, NHI, Ret. RHI
clawrens@mnsi.net

Objectives
1.

Provide practitioners with a better understanding of the foundations
of good reporting practice

2.

Introduce the defect recognition and reporting model as a method of
analyzing and reporting deficiencies

3.

Provide practitioners with a better understanding of report design
considerations, including advantages and disadvantages of various
reporting formats.

4.

Provide participants with an opportunity to understand basic tips on
reporting more effectively and professionally.
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Basic Strategies
• Writing is about Reading
• Reading is about Understanding
• Understanding is about knowing and reporting to the “established”
standards for home inspection
• Equal in importance is accurately and objectively conveying the
resulting facts about the home inspection
• Think about the Reader – How much explanation will be necessary if
they are not experts? Does it raise or minimize the level of risk and
possibility of misunderstanding?

The Inspection Role
The role may be subdivided into five separate tasks:
1. Defining the scope and limitations before the inspection
2. Performing the inspection to identify significant deficiencies or
conditions
3. Analyzing these conditions and making recommendations
4. Communicating so that the client understands and takes action
5. Documenting the results of the inspection in writing.
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The Inspection Report
The inspection report is a written communication that describes the
condition of the property inspected.
• The report in the tangible end result of the inspection.
• It is in effect – your “product”.
• The report will be around long after the inspector has forgotten about
the property.
• Consider those that could possibly end up with that report.
• Therefore the report must be: clearly written, follow certain “standards”
and be defensible – just in case it returns to “haunt” you.

The Inspection Report
Read and review the following pages:
http://www.inspectsupport.com/YHIRsample.pdf
Let’s take a look at pages #6 & 7 of the YHIR (Report)

It's not enough to write your report so that it can be understood.
You've got to write it well enough so that it can't be misunderstood.
When writing about a particular problem, start the explanation with
a description of the location.
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Standards Of Practice
Take a look at Page #2 of the YHIR Report…..
• The SOP are intended for the inspector to point out what elements of
the house that must be inspected
• An inspector may exceed the SOP - warning
• An inspector that has conducted an inspection in full accordance to the
SOP will most often succeed in a lawsuit
The real question – does the inspectors document of facts completely
address the SOP and the house conditions?
The only way to prove it – is the home inspection report

Talking about Standards (SOP)
While inspectors do not specifically do code enforcement - home
inspections are indirectly based ultimately on building codes and sound
building construction standards.
• It is practical to have basic knowledge of the codes and understand
“material standards” – such as CSA, ASTM, etc.
• I suggest as a home inspection educator – that inspectors also have a
good understanding of basic construction theory such as (CMHC)
Canadian Wood Frame House Construction and,
• Better yet an understanding of Building Science – such as (CHBA)
Canadian Home Builders Association - Builders Manual or a Building
science course
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My Experience
• My first inspection was done with a blank sheet of paper
• Later I moved on to creating a checklist system
• A check sheet system forms a good reminder list
• I later moved on to my own narrative – and later boiler plate reports
using MS Word and even later yet - Excel
• Eventually a report system – The ISS YHIR (report)
• Of course these days there are many home inspection reports systems
available on the market - I have tried a few and now co-own a company
that produces and sells one of them.
• My advice check them out – but - is it a tool or a toy?

Basic Elements
Regardless of format, the report must contain a minimal number of basic
elements – including:
• Client information
• Who ordered the inspection
• Purpose
• Description
• Scope of work
• Technical sections
• Conclusion – summary of findings (optional)
• Notes about necessary action – including further investigation, possible
warnings - safety concerns
• Disclaimers
• Appendix – backup support material (optional)
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Basic Elements
Just write the simple facts:
1.

Note the defect.
2. Explain the implications of the defect.
3. Recommend that the defect be corrected.
4. Clearly communicate it to you client.

Write in plain, everyday English, and in active voice.

CL1

It's very important to cite reputable sources to back up your opinions. If
everything you say is properly sourced, you don't have to worry about
other readers interpretations of what you wrote. If anybody doubts you,
you can just send them straight to the source.
Simply put: Be plain, be right, and be ready to prove you're right.

Proprietary Info
The report is proprietary and can be whatever an association member
chooses as long as the inspector reports in conformance with the
minimum requirements thus meeting the SOP.
The basis of opinions expressed in the inspection report are most often
based on visual observations; and moreover that the inspection review is
an overview in nature and not technically exhaustive.
Disclaimers - disclaiming ones negligence is not something you can
legally do. However, disclaimers may be used if they are fair and
reasonable to indicate your intentions regarding acceptance of certain
specific responsibilities.
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Slide 11
CL1

Example:
Home inspectors have conducted test procedures to test the hypotheses. (ACTIVE VOICE)
Test procedures have been conducted to test the hypotheses. (PASSIVE VOICE)
Claude Lawrenson, 4/19/2007
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The Bottom Line
Typically the client is concerned and wants to know:
• what major problems exist
• what action is required
• sometimes personal guidance about these issues – inspector note:
“proceed with caution”

Note: the home inspector’s job is primarily about identification of the
building problems; not one of specifying an exact cure or
determining the cost of the problem.

Closing Basic Elements
It is important to note in reporting writing that the report:
• must contain specific written information of the inspectors intent
regarding the limitation of the service, observations and opinions
• the report leaves very little or nothing to speculation related to the
agreement
• that submitting an inspection report that does not satisfy the minimum
requirements - leaves the inspector vulnerable to possible claims
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Report Verification
Who inspects the inspector?
• Reports must be audited to assure compliance
• National certification process – goes a step further with the home
inspection review. It has a TIPR – Test Inspection with Peer Review that
verifies an inspector’s performance to the SOP as well as
communication and reporting skills

A good number of inspectors are coming into the 'profession' with little,
limited or no technical qualifications.. Often they rely on canned software
that is full of “puffy” boilerplate to write their reports. Too often the
boilerplate is full of disclaimers and general comments rather than real
valuable information.

Conflicting Duties
When does the home inspector have a duty to others?
• Immediate dangers – duty to protect the public
• Code of Conduct (Ethics)
• Reliance on the inspection report
• Role of the written report and its structure
These form an important part of the inspectors – legal requirements
known as “duty of care”.

A few facts
“I find in favour of the plaintiffs and award damages against the
defendant home inspector”.
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5 Step Report Model
What is the purpose of the 5 step report model?
The 5 step report is not an inspection report system, but a method to
train inspectors to consider about the nature of the deficiency.
1. Describe the components and its installation
2. Identify the function it performs
3. Identify the deficiency and how it affects the function
4. How will this condition affect the client, owner and occupant
5. Report so the client understands and acts on recommendations
Let’s try this model with the next few defect slides.

Sample Review & Report Conditions
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Reporting Agreements
Other major issues in reporting: Review your agreement
•

Failure to obtain a pre-signed inspection agreement

•

Failure to establish the limitations of the inspection service at,
during or immediately after the home inspection

•

Failure to limit liability in the agreement

•

Inspectors admission to “any” liability

The YHIR Report provides a portion of the inspection agreement for your
reference that address these issues.
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Reporting What We See
What are some of the major causes of reporting errors?:
• Failure to see the problem
• Failure to report it – even though you see it
• Failure to recognize the “significance” of the problem
• Failure to identify the problem correctly
• Poor, inadequate or watered down site explanation
• Failure to advise the client of the impact of the condition
• Report details vary from the on-site explanation
• Failure to suggest when an expert is required
• Failure to admit you don’t know!
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Report Writing for Readability
Avoid using $10.00 words when the $1.00 wording will work.
I have reviewed reports that indicate:
“Structural deficiencies prominent in the South West below grade walls
are creating significant movement throughout the upper portions of the
above grade masonry of the structure.”
What we really mean could be simply indicated as:
“There are cracks in the left side foundation wall and movement in the
brick above it.”
Likewise, avoid ambiguity:
“You need a new roof”
“Change the grade”
“The cracks are insignificant”
“the house is above average”
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Completing the Report – A few tips
• Strongly recommend getting the inspection agreement signed prior to
or at the beginning of the inspection
• Methodically conduct the inspection – keep in mind proper completion
of pertinent data and important notations of description and conditions
• Typically the SOP review helps set the guidelines of assuring that the
inspector has fulfilled the “scope of work”
• Note specific limitations encountered during the review
• Add any notes not covered in the standard report
• Be careful with noting “overall condition” - “good/bad or average” - You
can never be right – it can be too subjective
• Be careful with report codes for conditions – R-P-1 - its great
shorthand, but does the client understand?

Defensible Reporting – A few tips
• Disclaim anything you cannot see – disclose how much you can see
– 75% of the exterior foundation not visible
• Electrical repairs are generally – always a priority
• Report limitations to access to heat exchanger/heat shield
• Report water flow pressure – good/functional/poor
• Importance of bathroom fans, smoke detectors, carbon monoxide
alarms, safety concerns
• Note defective thermal seals on windows
• Reporting systems/components at or near the end of their useful life
span
• Are you aware of some of the issues with insurance and mortgages? –
uffi (urea formaldehyde), vermiculite, knob & tube, aluminum wiring, etc.
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Inspection Report - Types
What are the major style of reporting systems?
• Narrative – written paragraphs, statements
• Checklist – series of pre-described options (often check boxes)
• Combination of Narrative & Checklist – best of both (checkboxes and
ability to add text based comments)
• Blank – empty page to take notes – (fill your sheet(s) with your
comments_

16

1/18/2022

Inspection Report - Samples
Let’s compare – Narrative
Pro’s –
You can say as much or as little as you like
It’s your own style
A “boiler plate” may allow for more detail
You have time to think about the problems (perhaps 2nd thoughts)
Can send electronically and add photos
Con’s –
Takes longer to produce
Possibly report yourself into a lawsuit
Can be more difficult to comply with the Standards
Must be good at English and grammar, may seem unprofessional

Inspection Report - Samples
Let’s compare – Checklist
Pro’s –
Quick to complete on site
List and/or check boxes can serve as a reminder
May include standard comments or certain limitations
Generally complies with Standards
Con’s –
Can be more expensive if using a paid for report system
Often may have more pages/data to store
Less opportunity to exercise your creative brand
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Inspection Report - Comments
Comments
Electronic based reports can generally be quick to complete on site
Printing copies can be slow and cumbersome (often PDF type files)
Can generally add photos
Screens may be tough to see in sunlight
Typically expensive
As indicated look for a good combination of a checklist style report with
the ability to add comments and photos at an affordable price.
The other key point being – does the report system comply with a
recognized SOP?
Standards of Practice – reference to ASHI (SOP)
Link: https://www.homeinspector.org/Resources/Standard-of-Practice

SOP Compliance
The Standards do no require inspectors to design or specify repairs, they
also don’t prohibit doing so. However it may increase “risk”. Therefore,
an inspection report will meet the requirements of the Standards if it:
• Identifies applicable systems visible, safely accessible, and readily
accessible components as specified in the Standards
• Documents any adverse conditions affecting those systems and
components
• Provides recommendations to address those adverse conditions, i.e.,
have a qualified individual or company evaluate the conditions and
perform any necessary modifications or corrective measures
• Complies with the Standard
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Reporting – Take 2
So, can we give this another try?
1. Tell them what you saw
(Identify & describe condition(s))

2. Tell them what it means
(Implication – impact on the client – IE. Safety concern, expensive to repair/replace)

3. Tell them what to do
(Repair, replace, further evaluation, etc.)

Based on the following slides – lets give it a go.
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A Few Comments
What are your thoughts about these statements?
There is insufficient clearance to access the crawlspace under the new one
story addition, and had to be evaluated from a distance with the aid of a high
quality flashlight. Therefore, we cannot reasonably endorse the crawlspace
condition.
There is a window well where the sealed window resides in the basement.
Areas of water pipes used for heating are possibly insulated with a known, or
suspected, asbestos insulating material, which we are not authorized to
evaluate and would not approve.
The floor slab is cracked but not load bearing. Such cracks are common and
result as a consequence of the curing process, seismic activity, ordinary settling
or the presence of expansive soils. They are not structurally threatening. We
can elaborate, but you may wish to have a structural engineer confirm this.
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A Few More Comments
What are your thoughts about these statements?
If small children occupy or visit this residence, precautions should be taken to
safeguard them.
The main hallway bathroom is a full one, and located off the main hallway.
There is a loose wall outlet which can come loose from the wall from use.
There is an unidentified substance in the base sink, which could not be
identified. Hence, we were unable to test the sink or its plumbing.
The mortar on the crown is not contoured correctly to shed water because there
is none, which is its intended purpose, and should be serviced by a qualified
mason.

Accurate & Complete
Report writing and reporting the building conditions must and
foremost be accurate, complete and meet the recognized
Standards of Practice.
Regardless of the type, style or format the above is most
imperative to reduce “risk” and potential for a challenge – legal or
otherwise!
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Risk Reduction
Be sure that the signed onsite inspection agreement indicates that
it supersedes all previous offerings and communications, and is
the essence of the contract formed between the inspector and
client.
Consider including a one-year limitation. In many instances
common law has settled that contracts for limitations period such
as one-year and that signatories to such agreements can be
binding.
Digital documentation can often be an advantage. Is or was your
client aware of your “scope of work” and what Standard you
follow?
The test for negligence is most often informed by the ‘standard’ to
which members of the profession adhere. – Reduce your “RISK”
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