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At American Home Inspectors we take pride in providing high-quality, reliable home inspections. This is your go-to
place for home inspections in Southern Utah - serving the St. George Utah area. Whether you're buying, selling, or
investing in a home, American Home Inspectors provides fast, professional home inspections you can trust.
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323 Nagano Dr, St. George, UT 84790
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Buying your first home feels a bit like discovering a brand-new language. Deals, contingencies, escrow, appraisals,
disclosures-- the vocabulary accumulate fast. Then you get to the home inspection, which is both a flashlight and a filter.
It reveals you what you are truly buying, and it helps you decide whether to move forward, renegotiate, or walk away.
The inspection is not a pass or fail examination. It is a danger map. The better you prepare, the more useful that certified
home inspector map becomes.

I have walked hundreds of homes with purchasers and home inspectors. I have actually seen folks fall in love with a
house and miss out on the obvious, and I have seen pragmatic buyers utilize a thoughtful inspection to conserve tens of
countless dollars and months of headache. This guide distills that experience into useful actions you can take previously,
throughout, and after the inspection, without turning the process into a tension factory.

What a Home Inspection Covers-- And What It Does n'thtmlplcehlder 6end.

A basic home inspection is a visual evaluation of the home's condition on the
day of the visit. The home inspector takes a look at the major systems:
roofing system, outside, structure, structure where noticeable, electrical,
pipes, heating and cooling, insulation where available, windows and doors,
interior rooms, and built-in home appliances. They test what can be run
without disassembly: running faucets, flushing toilets, switching on the
oven, cranking the thermostat, checking outlets with a tester, opening and
closing windows.

A home inspection does not guarantee future efficiency or code compliance.
Inspectors do not cut into walls, move furnishings, or take apart
mechanicals. They typically do not carry out ecological screening unless you
include it, so radon, mold air sampling, lead paint, and drain scoping are
separate services. A certified home inspector can flag believed concerns and
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advise specialists, but they will not revamp your drain system or compute
beam loads. Consider the inspection as a triage. It tells you what looks
sound, what needs maintenance, and what benefits a deeper look.

Choosing the Right Home Inspector

Hiring a skilled, experienced inspector matters more than getting the least expensive cost or the quickest slot. I have
actually seen reports that read like a realty pamphlet and others that check out like an autopsy. The sweet spot is an
inspector who is thorough, clear, calm, and unafraid to call out issues without dramatics. Look for accreditations from
acknowledged companies, and request for sample reports. A certified home inspector must offer a report that blends
images with descriptions composed in plain English, not boilerplate.

If you need niche proficiency, such as older electrical systems, historical homes, flat roofings, or septic and well, ask
whether the inspector has regular direct exposure to those features. In older communities, knob-and-tube circuitry,
galvanized supply lines, and clay sewer laterals prevail. In more recent subdivisions, drainage, grading, and contractor
punch list problems appear often. An inspector who knows local patterns can save you time.

Cost differs with place and size, but a lot of single-family inspections land in between a few hundred dollars and around
a thousand, with add-ons for radon testing, thermal imaging, pool inspection, or sewer scope. A cut-rate inspection that
misses out on a major problem is expensive in disguise.

Preparing Before You Schedule

Most purchasers schedule the inspection instantly after their deal is accepted, sometimes even faster if they negotiated a
short contingency window. Before the inspector ever steps onto the property, do your homework. Read the seller's
disclosures closely. Note recent authorizations and the age of crucial systems. HVAC systems often last 12 to 20 years,
conventional hot water heater 8 to 12, roofs anywhere from 12 years for low-grade three-tab shingles to 40 or more for
premium architectural shingles or metal. These are varieties, not assures, but they help you frame expectations.

Walk the exterior yourself if you can. Notification where water goes when it rains. Downspouts that end right at the
foundation, unfavorable slope towards your home, or bare soil under eaves usually show up later on as moist basements,
shifting slabs, or peeling paint. No requirement to detect; simply write down observations. If the home has additions,
look for breaks in the roofline, modifications in siding, or sudden floor level shifts that mean varying structures or
insulation.

If you are buying a condo or townhome, request homeowners association files early. Try to find reserve research studies,
pending assessments, and recent structure repairs. A pristine interior does not matter if the HOA prepares a special
evaluation for roofing system replacement across the complex.

Coordinating Access and Timing
Inspection day goes smoother when gain access to is clean and complete. Validate with your agent that all utilities are on:
water, electrical power, gas. If the gas is off, your inspector can not check the heater or stove. If water is off, no pipes
evaluation. Ensure attic hatches are reachable, crawlspaces unlocked, and garages cleared enough to see the walls and the
hot water heater. Heavy storage blocking the electrical panel is a typical snag. Ask the seller through your agent to move
boxes a minimum of a couple of feet far from the panel and the heater. If the home is uninhabited, push for a day window
on your contingency period to enable a reinspect if something is initially inaccessible.

Schedule at a time when you can participate in. You do not require to route the inspector every second, however existing
for the summary walk-through at the end pays off. Expect two to 4 hours for a common single-family home, longer for
big residential or commercial properties or intricate systems.

What to Bring and How to Approach the Walk-Through

Pack light: a notepad or a phone for notes, comfy shoes, and clothing you do not mind getting dusty if you peek into the
attic or crawlspace. Bring a tape measure if you prepare furnishings positioning; you will often have leisure time while
the inspector tests each space. Images are great, but do not interrupt the inspector's flow every minute with questions.
Save them for each checkpoint or the end. Experienced inspectors work systematically. Let them run their process.



Think of your function as a curious witness. You are not trying to show your house is perfect or awful. You are
attempting to understand what you are buying. Ask how serious each concern is, whether it is common for homes of that
age, and what a typical fix expenses in your area. The majority of inspectors will not price estimate binding costs,
however they can provide ballpark ranges and point you to certified pros for company bids.

The Purchaser's Checklist: Before, During, After

A house is a system. The checklist below keeps you oriented without turning the day into a scavenger hunt. Utilize it as a
guide, not a script. If something unusual turns up, follow that thread.

Before the inspection: confirm utilities are on, request access to attic and crawlspace, evaluation disclosures and
licenses, list observed issues, schedule any add-ons like radon or drain scope.
During the inspection: attend the opening walkthrough if provided, let the inspector work, note major systems'
ages, ask impact and urgency concerns, picture serial numbers and labels for a/c and water heater.
After the inspection: check out the complete report the very same day, sort findings into security, function, and
durability, get price quotes for significant products, decide on repair work demands or credits, calendar
maintenance and monitoring.

Roofs, Attics, and Water-- The Silent Spending Plan Killers

Water, whether from above or listed below, is the greatest long-lasting hazard to a home. Roof leakages seldom announce
themselves with drama. More often you see subtle signs: previous patched shingles, softened sheathing at the edges,
staining around vents, or irregular wear near gutters. If the roof is too high or damp to stroll safely, a mindful inspector
will utilize binoculars or a pole video camera. Ask whether the flashing looks properly incorporated, specifically around
chimneys and valleys. Inappropriate flashing, not the shingles themselves, is the culprit in a surprising variety of leaks.

In the attic, search for daylight around penetrations, staining on the underside of the roofing system deck, and insulation
depth. Uneven or thin insulation indicates fluctuating temperatures and greater energy costs. In hot climates, insufficient
ventilation cooks shingles from the underside. In cold climates, bad air sealing leads to condensation and frost under the
roofing system deck. If you see blackened sheathing or a musty smell, discuss whether it is old staining or an active
wetness problem. Removal costs differ extensively: small air sealing and ventilation tweaks may be a couple of hundred
dollars, while sheathing replacement and mold removal can climb into the thousands.

Foundations, Slabs, and the Stuff Listed Below Your Feet
Hairline fractures in structures are common and not always a warning. What matters is pattern and motion. Horizontal
cracks in block walls, stair-step breaking in brick veneer, doors that bind, or floorings that slope more than a visible
degree suggest settlement or lateral pressure. I bring a golf ball in older homes. Set it down and see if it rolls on its own.
It is not clinical, but it gets you considering plane and pitch. For crawlspaces, standing water, efflorescence, wood rot,
and grainy dust at the ends of joists are bigger concerns than one little crack.

Grading is half the battle. If soil slopes towards your home or downspouts end near the foundation, repair those very first.
Redirecting water is often the most cost-efficient enhancement you can make. When inspectors recommend structural
engineers, take it seriously. A one-hour consult can assist you different cosmetic fractures from load-bearing concerns.

Plumbing: Age, Products, and Pressure

Plumbing tells the story of a home in layers. Galvanized steel supply lines, common in mid-century homes, wear away
from the inside out, restricting circulation till a shower seems like a drinking water fountain. Copper, PEX, and CPVC
supply lines each have their quirks, but all normally outperform old galvanized. On drains pipes, cast iron lasts years
however can establish scaling and cracks. Clay laterals are brittle and vulnerable to root invasion. A sewage system
scope, which runs an electronic camera through the main line, finds concerns that a basic home inspection can not see. If
the home has big trees or is older than about 40 to 50 years, a sewage system scope is cash well spent.

A certified home inspector will test components and might determine static water pressure. Too low and you get weak
showers. Expensive and you speed up endure valves and tubes. Preferably, you desire pressure in a middle band,
typically around 50 to 75 psi. Evidence of leakages around shutoff valves, rust on hot water heater connections, or
staining under sinks points to upkeep needs. Age matters too: a tank hot water heater approaching a decade old is
surviving on borrowed time in numerous regions. Tankless units last longer but need regular descaling.



Electrical: Safety First, Then Convenience

Few things in a home be worthy of more respect than the electrical system. Knob-and-tube circuitry, old fuse panels, and
double-tapped breakers prevail in older houses. None of these is immediately an offer breaker, but they impact insurance
coverage, security, and upgrade expenses. If the panel is a brand with a bothersome history, like certain classic designs
understood for failing to trip, you will likely change it. GFCI security in cooking areas, baths, laundry, garage, and
outside is basic today for security. In some homes, including arc-fault protection in bedrooms can reduce annoyance trips
if circuits are messy, however security advantages are real.

Do a psychological load check. Can the panel deal with modern life? If you prepare an induction range, hot tub, EV
charger, or a workshop with heavy tools, you may require more amperage. Upgrading service is a genuine cost,
frequently in the low to mid thousands depending upon range, trenching, and permits. Have the inspector recognize the
service rating and the state of the primary grounding. A neat panel with clear labeling is a good sign. A tangle of mystery
wires is not.

Heating, Cooling, and Ventilation

Mechanical systems tend to stop working gracefully until one day they do not. The home inspector will run the heating
system and air conditioning system if outside temperatures allow. Evaluating cooling in extremely winter, or heat in very
hot weather, dangers damage, so seasonal timing matters. Ask the inspector to check out the data plates. Age, capability,
and design numbers assist you price replacement down the road. Properly maintained systems can last past their
averages, however age is not simply a number. Bearings use, heat exchangers fracture, coils corrode.

Ventilation is the unsung hero. Bath fans that vent into the attic, not outside, feed wetness into roof cavities. Kitchen
range hoods that recirculate instead of venting will unclear steam. Clothing clothes dryers that vent cross countries with
lots of elbows clog and become fire threats. The repair is frequently straightforward ducting and a stronger fan, but it
matters.

Windows, Doors, and What Drafts Are Informing You

Windows do more than frame a view. Stopped working seals in double-pane glass show up as fogging in between panes.
That does not always mean you need to change the entire window. In some cases, you can change just the sash or glass
unit. However if frames are rotted or the setup is careless, budget plan for upgrades. In older homes with initial single-
pane wood windows, you may pick remediation and storm windows over full replacement. Great storm windows and
appropriate weatherstripping can punch above their weight for comfort.

Doors that stick can be settlement, humidity, or hardware alignment. Make a list of what binds. Sometimes, a trim
carpenter solves what looks like a structure issue. Other times, the sticky door is the canary for movement you require to
comprehend. That is why context and patterns matter more than one symptom.

Exterior: Siding, Trim, Decks, and Drainage

Walk the border gradually. Probe suspect trim with a fingernail or a pocketknife. Soft wood around window sills or
where rain gutters overflow is an upkeep product before it ends up being structural. Brick veneer requires weep holes and
undamaged mortar joints. Stucco must have proper clearance from the ground. Vinyl siding conceals sins however does
not forgive them; bulges can indicate trapped wetness or poor nailing. Fiber cement holds up well if painted on schedule
and caulked at joints.

Decks deserve a hawk's eye. Ledger boards should be bolted, not simply nailed, and flashed to keep water from wicking
into the house rim joist. Guardrails require appropriate height and strength. If a deck feels bouncy, ask whether spans and
joist sizes make good sense. Replacement costs scale with size, height, and material, so it is worth knowing what you are
inheriting.

Drainage circles back again. The number of basements I have seen enhanced by extending downspouts and reshaping soil
is not little. Keep that in your early repair plan.

Interior: Little Ideas, Big Patterns



Interior areas of inspection reports can read like a list of scuffs and squeaks, but there is useful signal. Split grout along a
single shower corner is a maintenance touch-up. Split grout throughout numerous airplanes paired with spongy tile
underfoot suggests water invasion. Minor drywall cracks at window corners prevail. Wide diagonal fractures, particularly
if paired with sloped floors or sticking doors, indicate movement.

Kitchens and baths are the wear-and-tear rooms. Open every cabinet. Check for leakages at the trap and shutoffs. Run
each component simultaneously when to see pressure changes. Scan under sinks for particleboard swelling or staining.
Search for anti-tip brackets on varieties if you have children. In the laundry, keep in mind the dryer vent product: stiff
metal is best, shortly lengths of plastic flex hose.

Add-On Tests Worth Considering

Not every residential or commercial property needs every test, however some deserve the additional fee based on place,
age, or known dangers. Radon gas testing is common in many regions with granite or shale. It is a two-to-three day test
with a little device put in the most affordable livable area. Mitigation, if needed, normally involves a vent pipeline and
fan that depressurizes underneath the piece or membrane. Expenses vary however are frequently in the low to mid
thousands.

A drain scope, mentioned earlier, is a cam inspection of the primary drain line. It is especially valuable in older areas
with huge trees. Changing a collapsed or root-infiltrated line can face the thousands to tens of thousands depending on
length and location. Investing a fraction of that to understand what you are handling is sensible.

Mold air sampling is questionable due to the fact that raw spore counts are simple to misinterpret. I rely more on wetness
readings, noticeable development, moldy smells, and building science ideas. If the home has a history of leakages or you
see suspect staining, a targeted wetness examination and surface tasting by an expert is better than blanket air tests
without any context.

Lead paint matters in pre-1978 homes, especially if you plan renovations or have children. Inquire about a lead-based
paint inspection or threat assessment. Asbestos appears in older vinyl flooring, joint substance, pipe insulation, and some
siding. Disturbance is the danger, so plan accordingly if you will remodel.

Reading the Report Without Panic

Good inspection reports arrange findings by system, with images and clear descriptions. Read it when without a
highlighter. Then read it once again and sort problems into 3 buckets:

Safety and urgent function: electrical hazards, active leaks, gas leakages, stopped working flue connections,
missing out on handrails, substantial structural movement.
Necessary repair work and near-term maintenance: failing water heater, shabby roofing system areas, rotted trim,
incorrect deck flashing, drain corrections.
Monitoring and upgrades: aging but working mechanicals, minimal insulation, windows with unsuccessful seals,
long-lasting energy improvements.



Ask your inspector to clarify any unfamiliar terms. Pay attention to whether items are separated or systemic. 10 outlets
without ground in a single bedroom is one thing; a house-wide absence of grounding with a questionable panel is
another. Context needs to drive your response.

Negotiation Strategy That Keeps Deals Together

Use the report to focus on material problems that affect security, structure, or significant systems. Asking the seller to
repair every broken tile irritates them and dilutes your negotiating power. In competitive markets, requesting a credit
instead of seller-performed repair work can be smarter. You manage the quality of the work after closing. If the seller
needs to carry out the repair work, request certified contractors and receipts. Keep timelines reasonable. Roof
replacements or panel upgrades can not be entered a week without running the risk of corners cut.

Be careful with language in your repair work demand. Specific, unbiased descriptions work much better than vague
needs. Rather of "Fix electrical concerns," state "Replace double-tapped breakers in the main panel with appropriately
sized breakers or install an authorized subpanel as recommended by a certified electrician." Your agent must help format
the demand to match regional practice.

Budgeting and Focusing on After You Own the Keys

The best time to set your first-year budget plan is right after the inspection, while the information are fresh. Anticipate to
spend one to three percent of the purchase cost each year on upkeep in a typical year. Older homes or those with deferred
care demand more. Series your jobs. Start with water management and safety, then address exterior envelope, then
mechanicals, then comfort and cosmetics.

I suggest a basic calendar: gutter cleansing twice a year, heating and cooling service at the change of seasons, caulking
and paint touch-ups annually, dryer vent cleansing yearly, hot water heater flush and anode rod check every year or more
for tank models. Keep the inspection report as your baseline. Six months in, revisit it, check off what you have actually
addressed, and note what needs watching.

Edge Cases and What to Do About Them

Every so frequently an inspection turns up a surprise that looks disastrous. A broken heat exchanger, serious structure
movement, prevalent mold from a long-hidden leak. Do not rush a decision in the parking lot. Get specialist quotes. In
some cases the repair is more simple than the fear recommends. Other times, the costs and complexity press the property
outside your convenience zone. That is what the contingency duration is for.



New construction has its own quirks. Do not avoid a home inspection just because a home builder provides a warranty.
Independent inspectors routinely find missing insulation, reversed cold and hot at a sink, incomplete flashing, or drain
concerns before sod is down. A mindful punch list now beats service warranty calls later.

Rural properties include wells and septic systems to the mix. A water quality test and a septic inspection with a pump-out
can save you from costly surprises. In cold climates, examine frost-proofing of exterior spigots and insulation around
supply lines in crawlspaces. In hot climates, roofing system glowing barriers and attic ventilation are worthy of
additional scrutiny.

Making one of the most of Your Certified Home Inspector's Expertise

The inspection is a service, not just a file. Utilize your certified home inspector as a teacher. Ask to determine
maintenance items you can handle yourself versus tasks for pros. A ten-minute lesson on how to reset a GFCI, shut down
the main water, or vacuum a high-efficiency furnace filter pays off.

Keep their contact details. Months later on, when you encounter a secret stain or a humming sound, a quick call or email
may get you context. Numerous inspectors enjoy to address quick questions for past clients. If they utilized thermal
imaging or moisture meters during your inspection, ask to see the readings and the pictures. The more you understand
now, the less surprises after closing.

The Frame of mind That Keeps You Grounded

The ideal home does not exist. The objective is not to eliminate all danger. It is to understand what risk you are accepting
and cost it appropriately, whether with cash, time, or both. A well-prepared purchaser treats the inspection as a choice
tool. You may find out that the captivating bungalow requires a roof soon and a panel upgrade within a few years, but the
structure is sound and water is well-managed. You can plan around that. Or you might discover a tangle of hidden
problems that exceed your bandwidth. You can pivot.

What matters is clearness. Preparation gets you there. Read the disclosures, select a certified home inspector, attend the
walk-through, ask grounded concerns, and sort findings by effect. Keep perspective on age-appropriate wear versus real
problems. Lean on specialists when required. Negotiate with accuracy and fairness. Then step into ownership with a
maintenance plan that fits your life. That is how novice purchasers turn an inspection from a stress factor into a smart
start.

American Home Inspectors provides home inspections
American Home Inspectors serves Southern Utah
American Home Inspectors is fully licensed and insured
American Home Inspectors delivers detailed home inspection reports within 24 hours
American Home Inspectors offers complete home inspections
American Home Inspectors offers water & well testing
American Home Inspectors offers system-specific home inspections
American Home Inspectors offers walk-through inspections
American Home Inspectors offers annual home inspections
American Home Inspectors conducts mold & pest inspections



American Home Inspectors offers thermal imaging
American Home Inspectors aims to give home buyers and realtors a competitive edge
American Home Inspectors helps realtors move more homes
American Home Inspectors assists realtors build greater trust with clients
American Home Inspectors ensures no buyer is left wondering what they’ve just purchased
American Home Inspectors offers competitive pricing without sacrificing quality
American Home Inspectors provides professional home inspections and service that enhances credibility
American Home Inspectors is nationally master certified with InterNACHI
American Home Inspectors accommodates tight deadlines for home inspections
American Home Inspectors has a phone number of (208) 403-1503
American Home Inspectors has an address of 323 Nagano Dr, St. George, UT 84790
American Home Inspectors has a website https://american-home-inspectors.com/
American Home Inspectors has Google Maps listing https://maps.app.goo.gl/aXrnvV6fTUxbzcfE6
American Home Inspectors has Facebook page https://www.facebook.com/americanhomeinspectors/
American Home Inspectors has Instagram https://www.instagram.com/americanhomeinspectorsinc/
American Home Inspectors won Top Home Inspectors 2025
American Home Inspectors earned Best Customer Service Award 2024
American Home Inspectors placed 1st in New Home Inspectors 2025

People Also Ask about American Home Inspectors

What does a home inspection from American Home
Inspectors include?
A standard home inspection includes a thorough evaluation of the home’s major systems—electrical, plumbing, HVAC,
roofing, exterior, foundation, attic, insulation, interior structure, and built-in appliances. Additional services such as
thermal imaging, mold inspections, pest inspections, and well/water testing can also be added based on your needs.

How quickly will I receive my inspection report?
American Home Inspectors provides a detailed, easy-to-understand digital report within 24 hours of the inspection. The
report includes photos, descriptions, and recommendations so buyers and realtors can make confident decisions quickly.

Is American Home Inspectors licensed and certified?
Yes. The company is fully licensed and insured and is Nationally Master Certified through InterNACHI—an industry-
leading home inspector association. This ensures your inspection is performed to the highest professional standards.

Do you offer specialized or add-on inspections?
Absolutely. In addition to full home inspections, American Home Inspectors offers system-specific inspections, annual
safety checks, water and well testing, thermal imaging, mold & pest inspections, and walk-through consultations. These
help homeowners and buyers target specific concerns and gain extra assurance.
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Can you accommodate tight closing deadlines?
Yes. The company is experienced in working with buyers, sellers, and realtors who are on tight schedules. Appointments
are designed to be flexible, and fast turnaround on reports helps keep transactions on track without sacrificing inspection
quality.

Where is American Home Inspectors located?
American Home Inspectors is conveniently located at 323 Nagano Dr, St. George, UT 84790. You can easily find
directions on Google Maps or call at (208) 403-1503 Monday through Saturday 9am to 6pm.

How can I contact American Home Inspectors?

You can contact American Home Inspectors by phone at: (208) 403-1503, visit their website at https://american-home-
inspectors.com, or connect on social media via Facebook or Instagram

Conveniently located near Megaplex Theatres at Sunset, catch a movie while you wait for your certified home
inspection.
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