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Roof and Attic Warning Signs Buyers
Should Understand
A useful roof inspection connects the exterior covering, vulnerable junctions, drainage, and
accessible attic evidence. Missing shingles or damaged flashing may be visible outside; staining
or deterioration may appear beneath the roof. Neither view is complete by itself, and a dry visit
cannot prove that every weather-related leak has been eliminated.

Read roof findings for the location, observed condition, inspection method, and recommended
follow-up. The goal is to understand current evidence and planning needs - not to turn the roof’s
reported age into a guaranteed remaining lifespan.

Think of the roof as an assembly
The visible covering is only part of the system. Underlayment, flashing, sheathing, framing,
penetrations, and drainage all affect performance. Some of these components are concealed after
installation.

A recently replaced covering does not establish the condition of every underlying layer or junction.
Ask what work the replacement actually included and obtain the contractor’s records. “New roof”
might refer to one section, a coating, an overlay, or a more extensive project.

The STS buyer inspection service describes roof evaluation methods that depend on access and
conditions. A report should explain which method was used for the particular property.

Read the exterior clues by location
Coverings
Missing, displaced, cracked, damaged, or visibly deteriorated covering materials deserve
evaluation appropriate to the material. On an asphalt roof, granule loss can be part of weathering,
but its significance depends on the extent and surrounding condition. Loose material in a gutter
does not, by itself, determine a replacement date.

Low-slope roofing has different seams, edges, drainage details, and maintenance needs from
steep-slope shingles. Ask the inspector to identify the observed material and avoid applying a
shingle rule of thumb to every roof type.

Flashing and intersections
Flashing directs water at junctions such as roof-wall connections, chimneys, skylights, and
penetrations. PNNL’s guidance on roof penetrations explains why those details need to integrate
with the roof’s water-control layers.

Visible deterioration, gaps, damaged boots, or extensive patching can justify a roofer’s review.
Sealant may be part of a repair, but a fresh bead alone does not establish that the underlying detail
is suitable. Ask what is visible and what remains concealed.

https://stshomeinspections.com/buyer-home-inspections
https://basc.pnnl.gov/resource-guides/flashing-penetrations-existing-roofs
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Drainage
Gutters, downspouts, roof drains, and scuppers help move water away. Debris, damaged sections,
staining, or visible pooling may suggest drainage concerns, but the report should distinguish direct
observations from inferred performance during rain.

For a low-slope roof, ask whether the drainage route and outlets could be observed. A photograph
taken after dry weather may not establish how long water remains after a storm. A roofer can
assess a specific concern and any additional testing or maintenance needed.

Skylight concerns need context
Rust or deterioration at a skylight frame, staining below the opening, or repeated sealant repairs
can deserve follow-up. These conditions do not all establish the same problem.

Ask whether leakage was observed, whether accessible surrounding materials showed moisture,
and whether the concern appears related to the unit, flashing, condensation, or an unresolved
source. The distinction affects which provider should evaluate it and what the proposal should
address.

A cosmetic description should not hide active leakage. Equally, discoloration without supporting
evidence should not become a claim that the entire roof assembly has failed.

The attic provides another set of clues
Where accessible, the attic may reveal roof sheathing, framing, staining, signs of condensation,
insulation, and visible duct terminations. Match findings to the roof location when possible.

For example, staining near a chimney is useful context for a flashing concern. Widespread
discoloration or moisture patterns may raise a different question. A visual pattern alone may not
establish the cause, timing, or full extent.

Ask whether stained material was dry at the tested locations and whether any supporting
measurements or observations were made. Dryness at one visit is relevant, but it does not
establish that the area never becomes wet.

Ventilation and insulation are related, but not interchangeable
An attic’s design affects how heat, air, and moisture are managed. Blocked ventilation paths,
displaced insulation, or exhaust discharging into an inappropriate location may warrant attention.
The suitable correction depends on the actual roof and attic assembly.

Adding vents is not a universal response to staining. Air leakage from occupied rooms, moisture
sources, duct conditions, and the intended ventilation design may need evaluation together.
PNNL’s moisture-flow overview explains why air movement can carry moisture through a building.

Ask the contractor to identify the mechanism the proposed work addresses. A plan to add
insulation should explain how existing moisture concerns and access needs will be handled, rather
than simply covering the area with more material.

https://basc.pnnl.gov/information/building-science-introduction-moisture-flow
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Access limitations are part of the roof finding
New York’s standards do not require walking a roof when that would endanger the inspector or
damage the covering, and they do not require predicting the covering’s remaining life. NYS
Department of State, 19 NYCRR 197-5.7.

Steepness, height, wet surfaces, snow, fragile materials, or other conditions may lead to
observation from the ground, windows, ladders where appropriate, or a drone. Each method has
strengths and limits.

A drone can provide useful aerial views but cannot feel a soft surface, uncover a concealed seam,
or inspect the underside of sheathing. An attic view may be restricted by insulation, stored items,
low clearance, or lack of safe flooring. The report should not imply that an access-hatch view
covered every corner.

A roof finding-to-question table

Finding Useful question for follow-up

Damaged covering Is the concern localized, and what surrounding materials need evaluation?

Repeated patching What problem prompted the repairs, and are records available?

Attic staining What supports the suspected source and whether it remains active?

Deteriorated flashing Which junction and concealed layers need assessment?

Drainage concern What happens after rain, and what correction is supported by the site conditions?

Limited roof or attic view What additional access or specialist evaluation would materially improve the
information?

Use the actual location from the report when contacting a roofer. “Check the roof” is less useful
than identifying a particular skylight, valley, wall junction, or attic area.

Age is planning information, not a countdown
Roof performance varies with material, installation, exposure, maintenance, and prior repairs. A
reported installation date can help you organize records and questions, but it does not establish
the date of future failure.

If a roofer recommends replacement, ask what observed condition supports the recommendation
and whether localized correction is a suitable option. If the roofer recommends maintenance, ask
what should be monitored and when another evaluation would be useful.

Keep any warranty terms separate from the condition finding. Confirm transfer rules, exclusions,
and the actual covered work with the issuer. A warranty document does not establish that every
component is currently satisfactory.

https://dos.ny.gov/home-inspector-licensing-law-0
https://dos.ny.gov/home-inspector-licensing-law-0
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Questions to ask the seller
Request installation and repair dates, the contractor’s name, invoices describing the scope, and
any history of leaks. Ask which roof sections were replaced, whether damaged sheathing was
addressed, and whether skylights or flashing were included.

For a newly built home, ask for relevant completion and installation records without assuming new
work is free of concerns. For an older home, preserve the distinction between original roofing,
later additions, and recent repairs.

Frequently asked questions
Does a stain mean the roof currently leaks?
Not necessarily. The stain needs context, accessible moisture observations, history, and sometimes
roofer evaluation. The report should distinguish observed wetness from evidence that may be
historic.

Can a drone replace every other roof-inspection method?
No. It can improve views but has its own limits. Ask which areas were visible and whether attic
observations or specialist access are needed to answer a particular concern.

Should a seller’s “new roof” claim end my questions?
No. Obtain records identifying the date, sections, materials, and scope. Ask whether the work
included flashing, underlying damage, and other relevant components.

Can an inspector tell me exactly how many years are left?
An inspection can document visible condition and planning concerns. It cannot provide a reliable
countdown for future performance. A roofer can help evaluate current repair or replacement
options for the actual roof.

Ask for a connected roof-and-attic explanation
Review the STS sample-report page and share known leak or repair history before the visit. Call or
text (631) 521-5019, email info@stshomeinspections.com, or request inspection availability.
Ask how the roof and attic will be evaluated and how any limitations will be documented.

https://stshomeinspections.com/new-construction-inspections
https://stshomeinspections.com/samplereports
https://app.spectora.com/home-inspectors/sts-home-inspections/schedule
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Sources actually consulted
Checked October 18, 2026. Sources support the linked claims; practical worksheets and illustrative examples
are original editorial synthesis.

- PNNL Building America Solution Center - Flashing of Penetrations in Existing Roofs

- PNNL Building America Solution Center - Building Science Introduction: Moisture Flow

- NYS Department of State - Home Inspection Professional Licensing, including 19 NYCRR 197

- STS Buyer service page - service scope and availability.

- STS sample reports - public landing page only; no report findings used.

- STS booking destination - contact and scheduling destination; no appointment submitted.

Image suggestions
- roof-flashing-attic-stain-location-pair.jpg - Two approved, demonstrably related field photographs.

Caption must state whether the source was confirmed or only suspected. Provisional alt: “Exterior roof
junction and corresponding accessible attic area.”

- roof-inspection-methods-limitations.svg - Original illustrative comparison of aerial, ground, and attic
views. Caption: “Each observation method answers some questions and leaves others unresolved.”
Provisional alt: “Illustrative roof section showing exterior and attic inspection viewpoints.”

Unresolved editorial notes
- Original material needed: approved roof/attic photographs with location mapping, weather, and actual

moisture findings. Do not pair unrelated images as one leak investigation.

- Owner: confirm drone availability and operational limitations; no guaranteed aerial coverage is promised.

- Planned links: articles 5, 7, and 11; confirm route and legacy roof/attic overlap.

- Reviewer sign-off: inspector and roofing reviewer for material-specific additions; owner byline approval
pending.

https://basc.pnnl.gov/resource-guides/flashing-penetrations-existing-roofs
https://basc.pnnl.gov/information/building-science-introduction-moisture-flow
https://dos.ny.gov/home-inspector-licensing-law-0
https://stshomeinspections.com/buyer-home-inspections
https://stshomeinspections.com/samplereports
https://app.spectora.com/home-inspectors/sts-home-inspections/schedule

