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Module 34: The inspection report 
 

Module Objectives 
 
By the end of this session, participants will understand: 
 

1. The nature of a good home inspection report 
2. Guidelines for writing home inspection reports 
3. The tension which exists between informing the client and protecting the inspector 

 

Module at a glance: 
 
Topic You will learn 
Content of a good home inspection 
report 

- The reports should be factual and not 
opinion 

- That reports deal with conditions which 
existed in the past 
 

Terms and conditions - That every inspection report should 
contain terms and conditions drafted by 
an expert which will protect the inspector 
from most legal claims 

- What to include in the terms and 
conditions 
 

Cameras and computer programmes - About the importance of photographs in 
home inspections 

- That choosing a computer software 
programme to produce the report is a 
matter of personal preference for each 
inspector. 
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The nature of a good home inspection report 
 
Home inspection reports should only deal in facts – and home inspectors should only report 
what they can see. 
  
Nick Gromicko of InterNACHI points out that: “It would seem that, for most inspectors, 
their confidence in recognizing defects would translate just as easily into their inspection 
reports.  But writing, in general, can be intimidating.  For many inspectors, report writing 
constitutes the most writing they’ve ever done, and calls to bear their sometimes minimal 
skills in that area.  Even for the naturally gifted or most enthusiastic writers, the act is 
fraught with its usual difficulties, including problems with spelling, punctuation and 
grammar that often slip through the net of the average word-processing programme.” 
  
The liberal use of photographs in the report is a good idea.  It is said that “one picture is 
worth a thousand words” and the client will often understand more from a picture than 
from a description.  A photograph also provides documentary “proof” that the inspector 
actually inspected the items which he/she said had been inspected. 
  
 

  
 
Observation vs. Opinion 
 
One weakness of reports that lack detail is that the information sounds more like an 
opinion. “The roof is in good condition” is arguably the opinion of the inspector, but that 
type of statement is all too often the sort of default language that is wide open to 
interpretation.  And that leaves the inspector wide open to liability.   
 

Inspectors should strive to provide their clients with a report 
packed with accurate and valuable information, while at 
the same time protecting the inspector in the report against 
legal liability. 
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A roof that appears "in good condition" to a layperson may mean one thing to him, but 
another to the experienced home inspector.  Like most adjectives, the word "good" is 
largely subjective.  Other adjectives such as "good," "bad," "less," "more," and even 
"adequate" and "inadequate" are better left out of the inspection report.   
 
Furthermore, a "good" roof may still be compromised by secondary issues, which the 
inspector may report.  But these secondary defects which the report does list, may get lost 
in the relief of the homeowner telling himself, “At least I don’t need a new roof!”  While the 
roof may appear to be sound, the inspection may reveal, for instance,  tile underlay 
problems, moisture intrusion, or potential leaks – all of which can compromise the roof at 
some point. 
  
And even if the roof is in good condition with no defects, the inspector still needs to explain 
what that entails in order to convey basic information to the client to prove that the 
inspector performed his/her own due diligence as an inspector.  The inspector does not 
need to overwhelm the client with minute detail, but part of the inspector’s job is to 
educate.  
 

The scope and limitations of a home inspection report 
 

      
 
 
The home inspector  who is setting up business for his/her own account is advised to 
consult an attorney for expert assistance in drafting the terms and conditions which govern 
the content of inspection reports prepared for clients. 
 

SAHITA strongly advises that any report provided by a 
home inspector should include a section clearly 
identifying the “the scope and limitations of this home 
inspection report”. 
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The following are vital components of the terms and conditions under which home 
inspection reports should be issued to clients and other interested parties: 
 
Report is limited to conditions observed at the time of inspection 
 
It should always be made clear that a home inspection report is a “snapshot” of the 
condition of the house at the time that the inspector was busy on site with the inspection.  
 
The physical condition of a house may change overnight – after a storm for instance.  
Therefore it should be made clear to readers of the report that the report does not have a 
“shelf life” but describes to the best of the inspector’s ability, the condition of the house 
which he observed while doing the inspection. 
 
The terms and conditions should state that: All observations made and reported on in the 
inspection report were true for the time and date of the inspection.  It should be added that 
the report provides no guarantee or implied warranty of any future condition, or change 
from the condition observed at the time of the inspection.  
 
Because the inspection report depicts the conditions of a property at a point in past time, 
wherever appropriate the inspection report language should be in the past tense.  For 
instance: “No defects were observed on any of the interior walls of this house”, not “there 
are no defects on any of the interior walls of this house”. 
 
“Observed” defects, not “observable” or “visible” defects 
 

      
 

The scope and content of a home inspection 
report is limited to the conditions 
“observed” by the inspector – not to the 
“observable” condition, nor the “visible 
defects”    
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Some defects may not have been observed by the inspector because furniture or other 
items obscured his view (a wall crack or damp spot behind a bookcase for instance).    Some 
defects may not have been observed by the inspector because he/she was unable to gain 
access to a particular area of the house (a locked room or a dangerous roof, for instance). 
 
For instance the terms and conditions of the report should state that the inspector will not 
move furniture or other goods, to obtain access to systems or components. It should be further 
stated that the home inspector will only walk on the roof, or enter the roof cavity, or a 
crawl space (beneath a suspended floor) if, in the opinion of the inspector given the 
conditions, it is safe and practical to do so.  
 

     
 
If the inspector was unable to access the roof or any other area for any reason, the 
inspector should inspect that area to the best of his/her ability without entering (for 
instance, scoping an inaccessible roof through binoculars).  The home inspector should 
report the fact, in the report, that the inspector did not physically enter a particular area. 
 
 

Assumption of risk and no warranty 
 

     
 
 

The golden rule in inspection report writing is that the 
inspector should state clearly in the report which areas 
were not entered physically and which may have only 
been inspected from a distance.    

 
The terms of the inspection report should clearly 
limit the home inspector’s liability to his/her 
negligence, incompetence, or dishonesty. 
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Apart from limiting the inspector’s liability, the terms and conditions of the report should 
remind the client and estate agent that buyers, sellers and agents are always at risk in a 
property transaction.  
 
 
It should be stated that:  “While the home inspector’s visual inspection may illuminate some 
areas of risk, the inspector was limited to observation of the existing condition on the day of 
the inspection.  The home inspector is not liable for not reporting on non-visible, obscure or 
concealed faults. The most conscientious visual inspection is not capable of determining all 
conditions that actually exist within a house. “  
 
Cameras and computer programmes 
 
The home inspector should be equipped with a good lightweight digital camera which is 
capable of taking pictures in poor light and which has a zoom function.  The inspector 
should practice composing photographs so that the pictures he/she takes are both visually 
attractive and informative. 
 
It is good practice to take pictures of all aspects of the property being inspected – even 
though not all of the pictures will be included in the report.  A photographic record of the 
inspection should be stored for at least 3-5 years to enable the inspector to defend 
himself/herself in the event of any legal action arising from the inspection report. 
 

 
 
Some home inspectors use word processing programmes, like Word or Open Office, to 
produce their reports.   In the United States a number of specialised inspection software 
programmes have been developed.  All such programmes require massive adaptation (at 
considerable cost) to suit South African building conditions and regulations – which are very 
different from those pertaining to North America and other parts of the world. 
 
 

 
Choosing the computer software to be used to generate inspection 
reports is the personal preference of the inspector.  
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Before you take the online test, please…… 
Make sure that you are thoroughly familiar with the material in this 
module before completing the online test.  The more familiar you make 
yourself with the information presented in this Module the better you 
will be as a professional home inspector. Review thoroughly all areas 
of this module before and during the open book online test.  
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