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This property inspection report may include an inspection agreement (contract), addenda, and other information related to
property conditions. If any item or comment is unclear, you should ask the inspector to clarify the findings. It is important
that you read ALL of this information.
This inspection is subject to the rules ('Rules') of the Texas Real Estate Commission ('TREC'), which can be found at
www.trec.state.tx.us.
The TREC Standards of Practice (Section 535,227-535.231 of the Rules) are the minimum standards for inspections by
TREC-licensed inspectors. An inspection addresses only those components and conditions that are present, visible, and
accessible at the time of the inspection. While there may be other parts, components or systems present, only those items
specifically noted as being inspected were inspected. The inspector is not required to move furnishings or stored items. The
inspection report may address issues that are code-based or may refer to particular code; however, this is NOT a code
compliance inspection and does NOT verify compliance with manufacturer's installation instructions. The inspection does
NOT imply insurability or warrantability of the structure or its components. Although some safety issues may be addressed in
this report, this inspection is NOT a safety/code inspection, and the inspector is NOT required to identify all potential
hazards.
In this report, the inspector will note which systems and components were inspected (I), Not Inspected (NI), Not Present
(NP), and/or Deficient (D). General deficiencies include inoperability, material distress, water penetration, damage,
deterioration, missing parts, and unsuitable installation. Comments may be provided by the inspector whether or not an item
is deemed deficient. The inspector is not required to prioritize or emphasize the importance of one deficiency over another.
Some items reported as Deficient may be considered life-safety upgrades to the property. For more information, refer to
Texas Real Estate Consumer Notice Concerning Recognized Hazards, form OP-I.
This property inspection is not an exhaustive inspection of the structure, systems, or components. The inspection may not
reveal all deficiencies. A real estate inspection helps to reduce some of the risk involved in purchasing a home, but it cannot
eliminate these risks, nor can the inspection anticipate future events or changes in performance due to changes in use or
occupancy. It is recommended that you obtain as much information as is available about this property, including any seller's
disclosures, previous inspection reports, engineering reports, building/remodeling permits, and reports performed for or by
relocation companies, municipal inspection departments, lenders, insurers, and appraisers. You should also attempt to
determine whether repairs, renovation, remodeling, additions, or other such activities have taken place at this property. It is
not the inspector's responsibility to confirm that information obtained from these sources is complete or accurate or that this
inspection is consistent with the opinions expressed in previous or future reports.
Items identified in the report do not obligate any party to make repairs or take other action, nor is the purchaser required to
request that the seller take any action. When a deficiency is reported, it is the client's responsibility to obtain further
evaluations and/or cost estimates from qualified service professionals. Any such follow-up should take place prior to the
expiration of any time limitations such as option periods. Evaluations by qualified tradesmen may lead to the discovery of
Promulgated by the Texas Real Estate Commission(TREC) P.O. Box 12188, Austin, TX 78711-2188, 1-800-250-8732 or (512)459-6544
(http://www.trec.state.tx.us). REI 7A-1
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additional deficiencies which may involve additional repair costs. Failure to address deficiencies or comments noted in this
report may lead to further damage of the structure or systems and add to the original repair costs. The inspector is not
required to provide follow-up services to verify that proper repairs have been made.
Property conditions change with time and use. For example, mechanical devices can fail at any time, plumbing gaskets and
seals may crack if the appliance or plumbing fixture is not used often, roof leaks can occur at any time regardless of the
apparent condition of the roof, and the performance of the structure and the systems may change due to changes in use or
occupancy, effects of weather, etc. These changes or repairs made to the structure after the inspection may render information
contained herein obsolete or invalid. This report is provided for the specific benefit of the client named above and is based on
observations at the time of the inspection. If you did not hire the inspector yourself, reliance on this report may provide
incomplete or outdated information. Repairs, professional opinions or additional inspection reports may affect the meaning of
the information in this report. It is recommended that you hire a licensed inspector to perform an inspection to meet your
specific needs and to provide you with current information concerning this property.
ADDITIONAL INFORMATION PROVIDED BY INSPECTOR

Structure - Single Family Res..
Estimated/Reported Age - unknown.
Weather Conditions - clear. Temperature at the time of the inspection was in the 64.
Occupied - some furnishings present; some storage present; no.
Present During Inspection - seller.
Gas - On
Water - On
Electricity - On
Apprx. Square Footage - 3001-3500 sq ft.
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I. STRUCTURAL SYSTEMS
X

X
A

Foundations
Type of Foundation(s):
Comments:
Description - Pier & Beam; slab on grade foundation.
Plumbing, HVAC or other components located within or under slab are not accessible and
therefore are not inspected. An opinion on the performance of the foundation at the time of
the inspection is not a warranty against future settlement or movement. Because floor
coverings such as carpet, tile, wood flooring and exterior porches and decks often prevent
direct observations of the foundation, in addition to an inspection of the foundation
perimeter, we rely on an inspection of symptoms of movement and damage to determine the
condition of your foundation.
The central Texas area has clay soil that shrinks and swells with variations in the moisture
content. This phenomenon can cause foundations to move. During cold, damp weather less
moisture is needed. During hot, dry weather the foundation needs much more moisture to
maintain stability. Where applicable, soaker hoses should be placed at all (4) of the
foundation elevations, approximately one to two feet from the edge of foundation. This will
allow for an even distribution of water to soak into the soil. Do not place soaker hoses
against foundation. If soil has dried and cracked, water may travel along cracks and
accumulate at the bottom of the grade beam. If too much water collects under the
foundation, the soil may become too wet and lose its load bearing capacity, therefore
causing your house to sink into the ground or the soils may swell under moderate amounts
of water and cause that area to heave. During dry weather months proper watering will keep
soil from separating and/or pulling back from the foundation. We recommend watering
daily during these periods to keep the soil under the foundation constant. Remember, the
goal of a watering program is to maintain a constant level of moisture in the soils near
and/or under your house. This should help minimize the risk of foundation movement
and/or possible foundation failure.
Portions of the foundation have separated from the rebar. This exposes the metal
rebar to possible rust and deterioration. Recommend sealing/repair.
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Common cracks noted. No Standards exist for evaluating cracks in concrete. Cracks
appear for a wide variety of reason, some of which may not be apparent at the time of
the inspection. Cracks less than 1/4-inch which do not exhibit displacement are
typically not considered to be structural issues unless they appear in conjunction with
another condition. Recommend sealing to avoid moisture intrusion or further
deterioration

The foundation appears to be performing as intended based on a visual inspection of the
perimeter of the foundation, visual inspection of walls and ceilings for cracks or buckling,
visual inspection of doors and windows for fit and an operational test of each door and
accessible window for binding.
Bearing Structure - wood beams; concealed.
Access under detached structures was limited because of low clearance and/or
obstructions.
Earth to wood contact noted at various areas; recommend further evaluation and
repair.
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Crawl Space - earth floor; not accessible.
No access to the under-floor area was visible. The inspector was unable to view conditions
in the crawlspace. The Inspector recommends crawlspace conditions be inspected by a
qualified inspector after access to the crawlspace is provided.
Vapor Barrier/Insulation - no vapor barrier present; no insulation present.
No insulation was installed in the crawlspace. The best approach to insulating
crawlspaces has recently been the subject of controversy. It is generally agreed that an
insulation design which works well in one climate may perform poorly in another. The
Inspector recommends that the crawlspace be insulated according to
recommendations for the climate zone in which the home is located. An excellent
source for this type of information is the website of the Building Science Corporation
No vapor barrier was installed at the time of the inspection. Soil covers help reduce
humidity levels in crawlspaces by limiting moisture evaporation into the air from soil.
Consider adding vapor barrier.
Garage Foundation - concrete.
X

X
B

Grading & Drainage - Comments:
Guttering - metal.
Gutters are improperly pitched, gutters should be re-aligned to slope towards
downspouts for proper drainage.

Gutters are full of debris in areas and needs to be cleaned. The debris in gutters can
also conceal rust, deterioration or leaks that are not visible until cleaned, and I am
unable to determine if such conditions exist.
Downspouts - metal.
Downspout disconnected.
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Grade/Slope - inadequate grade/slope.
This inspection does not include geological conditions or site stability information. For
information concerning these conditions, a geological or soils engineer should be consulted.
Inclement weather conditions resulting in higher than normal water conditions must be
present at the time of this inspection to verify adequate drainage at all areas around the
foundation.
Low spot noted along wall(s); recommend adding soil to divert water away from
foundation. Landscaping corrections are needed to establish a positive drainage grade
for the dispersal of water away from the home by gravity flow. Such grading
corrections can be done by a do-it-yourselfer or you may elect to ask a landscaping
contractor. I recommend that the ground immediately adjacent to the foundation be
sloped away from the building.

Trees were noted as being close to the home and/or the foundation. Roots growing
from a tree near the foundation may cause foundation damage. Monitor this area of
the foundation during the growing season (usually May through September) for signs
of damage. If signs of damage appear (such as cracks) the tree may need to be
removed
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Grade Clearance at Walls - inadequate.
The top of the foundation wall had inadequate clearance from grade. The top of the
foundation wall should be a minimum of four to six inches above soil. Inadequate
clearance may result in moisture intrusion of the structure.

Downspout Drainage - on ground.
X
C

Roof Covering Materials
Type(s) of Roof Covering:
Viewed From:
Comments:
Method of Inspection - viewed from gutter level; with binoculars; viewed from ground.
Because of the many variables which affect the lifespan of roof-covering materials, the
Inspector does not provide an estimate of the expected long-term service life of any roofcovering materials. This is in accordance with all inspection industry Standards of Practice.
The following factors can affect the lifespan of roof-covering materials
- Roofing material quality: Better quality materials generally last longer.
- Installation method: Improper installation may reduce lifespan.
- Number of layers: Roofs installed over existing roofs will have reduced lifespan.
- Structure orientation: South-facing roofs will have shorter lifespans.
- Degree of roof slope: Flatter roofs will have shorter lifespans.
- Climate zone (snow & rain): Harsh climates shorten roof lifespans.
- Temperature swings: climates with large daily temperature differentials (within 24-hour
cycles) will shorten roof lifespans.
- Homesite conditions (overhanging tree branches, wind, etc.)
- Roof color: Darker roofs absorb more heat which shortens roof lifespan.
- Elevation: Homes at higher elevations are exposed to more ultra violet (UV) light, which
shortens roof lifespan.
- Home orientation: Roofs which receive more sun deteriorate more quickly than roofs
which receive less sun.
- Roof structure ventilation: Poor ventilation shortens roof lifespans.
- Quality of maintenance: Poor maintenance will reduce lifespan.
An opinion on the performance of the roof covering is not a warranty against future leaks
or damage to the roof covering. Active leaks are not visible during an inspection when
there is no rain, and all the areas of the attic may not be accessible.
This inspection relies on observing for signs of previous water penetrations. As roofing
material ages, aggregate embedded in the shingles tend to loosen and wear away, staining
begins to occur and the shingles become increasingly more brittle. To avoid reducing the
life expectancy of your roof covering, keep all tree branches from friction contact with the
roof and avoid all foot traffic.
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If a roof is too high, is too steep, is wet, or is composed of materials which can be
damaged if walked upon, the roof is not mounted.
The roof was not mounted due to height
Main Roof - composition shingles.
Secondary Roof - composition shingles.
Improper installation over detached structures. Recommend repair.

Garage Roofing - composition shingles.
damaged shingles; Physical damage was noted and should be repaired.
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tree limbs in contact,

X

X
D

Roof Structure & Attic
Viewed From:
Approximate Average Depth of Insulation:
Approximate Average Thickness of Vertical Insulation:
Comments:
Roof Design - hip.
Observations/Conditions - average condition for age.
Roof shows normal wear for its age and type.
No damaged, deteriorated, or missing roofing materials were observed.
Flashings - shingles; metal; vinyl/plastic.
Structure - stick built construction.
No active leaking noted
24" on center rafter/joist spacing.
Joist size is2X6, 2X8.
Rafter size is 2X4, 2X6.
Decking - plywood; 7/16" decking noted; H-clips are present; Radiant barrier installed.
No active leaking noted
Attic Ventilation - roof vents; soffit vents; ridge vent.
Attic Insulation - fiberglass; batts; blown/loose.
Approximate thickness of the insulation: 12" to 16"
Approximate thickness of the visible vertical insulation on the habitable side of structure:
4" to 8"
Rodent droppings noted in attic. The inspector is not licensed to determine if this is
an active condition. The client may want to consider consulting with a pest control
expert.
Attic Accessed at: - hallway; drop stair; Areas in the attic were not accessible and were not
inspected.
Attic type - full.
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Detached Garage Roof Structure - open ceiling; trusses; plywood sheathing.
Detached Garage Gutters / Drainage - none.
Proper drainage is essential to prevent moisture damage and erosion. Client may
wish to have gutters/downspouts added.
X

X
E

Walls (Interior & Exterior) - Comments:
Exterior Finish - wood; brick/stone veneer; stucco; cement fiber board.
Exterior wall cracks above a lintel at the front of the garage (in effect, a beam
supporting the brickwork above an opening in the wall) suggest that the lintel may be
marginally adequate. This condition is not uncommon.

Vegetation growing against the exterior walls may introduce pests and/or accelerate
deterioration of the exterior wall covering. Recommend removal of the vegetation
from exterior walls.
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Some areas need painting/resealing/caulking. This can help minimize damage from
moisture. It is recommended that the client, upon moving into the home, visualize the
entire exterior and caulk, paint and re-seal any and all areas in need.
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The masonry walls lack weep holes and/or the weep holes have been sealed. Weep
holes are designed in masonry wall to allow the exit of moisture or condensation from
behind the porous masonry.
R703.7.6 Weepholes.
Weepholes shall be provided in the outside wythe of masonry walls at a maximum
spacing of 33 inches on center. Weepholes shall not be less than 3/16 inch in diameter.
Weepholes shall be located immediately above the flashing.

Moisture damage to siding and trim typically cannot be repaired without
replacement; however, proper sealing, painting, etc... Can prevent future
deterioration.

Wood is in soil contact. Wood in soil contact may rot and/or attract wood destroying
insects. This condition should be corrected.
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Soffits/Fascia/Trim - cement fiber material; painted wood.
Some areas need painting/resealing/caulking. This can help minimize damage from
moisture. It is recommended that the client, upon moving into the home, visualize the
entire exterior and caulk, paint and re-seal any and all areas in need.

Moisture damage noted at various areas; recommend repair to avoid further
damage.
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Bathroom Walls #2 - drywall; tile; plaster. No cracks noted
Interior Walls #2 - panel; drywall; plaster. No cracks noted
Bedroom Walls #2 - plaster; drywall. Leak appears active.
Furnishings prevent a full inspection - do a careful check on your final walkthrough.
Bathroom Walls #3 - drywall; tile; plaster. No cracks noted
Bedroom Walls #3 - plaster; drywall. No cracks noted
Bedroom Walls #4 - plaster; drywall. No cracks noted
Furnishings prevent a full inspection - do a careful check on your final walkthrough.
Kitchen Walls - drywall; tile; plaster. No cracks noted
Bathroom Walls - panel; drywall; plaster. No cracks noted
Master Bathroom Walls - drywall; tile; panel; plaster. No cracks noted
Garage Exterior Walls - see "exterior walls" section.
Garage Firewall - fire-rated door.
When finished drywall is present for firewall, we have to assume that it has proper
thickness and rating.
Garage Interior Walls - Plaster; Drywall.
Garage Interior Walls - open framing.
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Interior Walls - drywall; plaster.
Furnishings prevent a full inspection - do a careful check on your final walkthrough.
Cracking noted on interior walls may indicate settlement; recommend further
review.

Typical cracks noted at wall corner/junction

Laundry Room Walls - drywall; plaster. No cracks noted
Bedroom Walls - plaster; drywall. No cracks noted
Furnishings prevent a full inspection - do a careful check on your final walkthrough.
Master Bedroom Walls - drywall; plaster.
Typical cracks noted at wall corner/junction
Stains observed on ceiling/wall. The inspector probed with a moisture detector,
which showed no moisture present at time of inspection. Client is advised to consult
seller to determine the source of the staining and verify that corrections have been
made.
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Furnishings prevent a full inspection - do a careful check on your final walkthrough.
X

X
F

Ceilings and Floors - Comments:
First Floor Design - concrete slab; 2"x8"; 2"x10".
Bathroom Ceiling #2 - plaster; drywall. No cracks noted
Bathroom Floor #2 - ceramic tile.
Interior Ceilings #2 - plaster; drywall. No cracks noted
Interior Floors #2 - vinyl/sheet goods; carpet.
Bedroom Ceilings #2 - drywall; plaster.
Some cracks were noted that are minor in nature. Small settlement cracks are a
common occurrence and can be repaired, providing that the settlement has stopped.

Bedroom Floors #2 - carpet.
Bathroom Ceiling #3 - plaster; drywall. No cracks noted
Bathroom Floor #3 - ceramic tile.
Bedroom Ceilings #3 - drywall; plaster. No cracks noted
Bedroom Floors #3 - carpet.
Bedroom Ceilings #4 - drywall; plaster. No cracks noted
Bedroom Floors #4 - carpet.
Kitchen Ceiling - plaster; drywall. No cracks noted
Kitchen Floor - hardwood/laminate.
Bathroom Ceiling - plaster; drywall. No cracks noted
Master Bathroom Ceiling - plaster; drywall. No cracks noted
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Bathroom Floor - hardwood/laminate.
Master Bathroom Floor - carpet; ceramic tile.
Garage Floor - concrete. Typical cracks noted. Cracks less than 1/16" are commonly
observed and are usually the result of shrinkage of the concrete as it cures.
Garage Floor - concrete. Typical cracks noted. Cracks less than 1/16" are commonly
observed and are usually the result of shrinkage of the concrete as it cures.
Interior Ceilings - plaster; drywall.
Some cracks were noted that are minor in nature. Small settlement cracks are a
common occurrence and can be repaired, providing that the settlement has stopped.

Previous repairs were noted. It is recommended that the client consult the seller to
determine the nature of the problem and the repairs that were done.
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Laundry Room Ceilings - plaster; drywall. No cracks noted
Interior Floors - ceramic/quarry tile; hardwood/laminate; carpet.
Laundry Room Floors - ceramic/quarry tile; over concrete slab.
Bedroom Ceilings - drywall; plaster. No cracks noted
Master Bedroom Ceilings - plaster; drywall.
Some cracks were noted that are minor in nature. Small settlement cracks are a
common occurrence and can be repaired, providing that the settlement has stopped.

Stains observed on ceiling/wall. The inspector probed with a moisture detector, which
showed no moisture present at time of inspection. Client is advised to consult seller to
determine the source of the staining and verify that corrections have been made.

Bedroom Floors - carpet; over concrete slab.
Master Bedroom Floors - carpet.
X

X
G

Doors (Interior & Exterior) - Comments:
Bathroom Shower Door #2 - Tempered safety glass installed for safety.
Bathroom Door #2 - wood door. Door opens properly
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Interior Doors #2 - metal exterior door. Door opens properly
The door/threshold should be 6 inches above the patio/porch/deck. This is to not
allow water to enter the structure and damage the door/frame.

Bedroom Doors #2 - wood doors. Door opens properly
Bathroom Shower Door #3 - Tempered safety glass installed for safety.
Bathroom Door #3 - wood door. Door opens properly
Bedroom Doors #3 - wood doors. Door opens properly
Bedroom Doors #4 - wood doors. Door opens properly
Master Bathroom Shower Door - Tempered safety glass installed for safety.
Bathroom Door - wood door. Door opens properly
Master Bathroom Door - wood door. Door opens properly
Garage Doors - overhead; metal; sliding; 3 doors.
Garage Doors - sliding; metal; fiberglass; overhead; 1 door.
Interior Doors - wood doors; wood exterior door; metal exterior door.
Door opens properly
The door/threshold should be 6 inches above the patio/porch/deck. This is to not
allow water to enter the structure and damage the door/frame.
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Laundry Room Doors - wood doors. Door opens properly
Bedroom Doors - wood doors. Door opens properly
Master Bedroom Doors - metal exterior door; wood doors. Door opens properly
X

X
H

Windows - Comments:
Interior Windows #2 - insulated glass; metal windows.
Bedroom Windows #2 - metal windows; insulated glass.
We noted insulated glass windows with defective seals. This means air has leaked inbetween the two panes and the fogging and/or water found will always be present.
Windows in this condition lose much of their insulating factor and they should be
replaced.

Bedroom Windows #3 - metal windows; insulated glass.
We noted insulated glass windows with defective seals. This means air has leaked inbetween the two panes and the fogging and/or water found will always be present.
Windows in this condition lose much of their insulating factor and they should be
replaced.
Bedroom Windows #4 - metal windows; insulated glass.
Kitchen Windows - No improper conditions noted..
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Master Bathroom Windows - no improper conditions noted.
Interior Windows - insulated glass; metal windows.
A representative sampling of windows was taken, those that were tested are fully
operational. Glass panes are in good condition at the observable windows. Frames appear to
be secure and in good condition. Window hardware is operational at the tested windows.
Interior window sills have no substantial evidence of water intrusion and in good condition.
Installed window screens are in acceptable condition.
We noted insulated glass windows with defective seals. This means air has leaked inbetween the two panes and the fogging and/or water found will always be present.
Windows in this condition lose much of their insulating factor and they should be
replaced.

Cracked pane(s) noted at various locations; This is a potential hazard and should be
corrected as soon as possible

Missing/damaged screens in various locations
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Bedroom Windows - metal windows; insulated glass.
Master Bedroom Windows - metal windows; insulated glass.
X

X
I

Stairways (Interior and Exterior) - Comments:
Exterior Stairs / Steps - In adequate railing. Recommend repair
R311.7.7 Handrails.
Handrails shall be provided on at least one side of each continuous run of treads or
flight with four or more risers.

Balusters are more than 4" apart. Can be a safety concern especially for small
children.
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Earth to wood contact noted; recommend repair to avoid possible wood damage/rot

The steep slope/terrain inhibits the inspector from fully inspecting the stairway;
recommend further evaluation.

Interior Stairs / Steps - Firewall noted below stairs in storage area; No improper
conditions noted..
X

X

J

Fireplace/Chimney - Comments:
Chimneys/Flues/Vents - metal; PVC.

K

Porches, Balconies, Decks and Carports - Comments:
Porch - concrete; covered; front.

X

Patio - enclosed; rear; concrete.
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Deck - rear; open; wooden.
One or more posts which support the deck had contact with soil at the time of the
inspection. Wood in contact with soil will eventually decay, the decayed area will
crush under the weight of the load it supports and the deck will lose support in the
area of any affected posts. This condition may eventually result in damage to the deck
or the development of unsafe structural conditions. The Inspector recommends that all
posts supporting the deck be protected from contact with soil.

Earth to wood contact noted; recommend repair to avoid possible wood damage/rot
Deck #2 - rear; open; wooden.
Access under porch/deck was limited because of low clearance and/or obstructions.
One or more posts which support the deck had contact with soil at the time of the
inspection. Wood in contact with soil will eventually decay, the decayed area will crush
under the weight of the load it supports and the deck will lose support in the area of
any affected posts. This condition may eventually result in damage to the deck or the
development of unsafe structural conditions. The Inspector recommends that all posts
supporting the deck be protected from contact with soil.
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Earth to wood contact noted; recommend repair to avoid possible wood damage/rot

Deck #3 - front; open; side; wooden.
Access under porch/deck was limited because of low clearance and/or obstructions.
Earth to wood contact noted; recommend repair to avoid possible wood damage/rot
Deck #4 - covered; rear; wooden.
Garage Description - 2-car; main level.
Detached Garage Description - 3-car; detached; main level.
X

X
L

Other - Comments:
Smoke Detectors - Smoke testers were tested OK. Periodic testing is suggested to ensure
proper working order.
It is recommend that smoke detector batteries be changed upon moving into a house and
then upon every daylight savings change date.
The smoke detector was noted as missing/removed. Recommend repair.
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Hose Bibb(s) - rear; side(s); Backflow device missing.
Outside faucets do not contain vacuum breakers (anti-siphon devices). These may be
required by code to prevent waste water from being siphoned into the municipal water
supply.

Exterior hose bibb(s) was not operable.

Smoke Detectors #2 - Suggest installing additional smoke detectors to enhance fire
safety.
Driveway - pebble stone.
Common cracks observed, primarily a cosmetic concern. Suggest sealing all concrete slab
joints as well as any cracks in concrete/asphalt/brick surfaces to prevent water penetration
as a routine maintenance effort.
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Bedroom Other #2 - Access to outlets/windows limited because of storage or furnishings.
Walkways - concrete.
Bedroom Other #3 - Access to outlets/windows limited because of storage or furnishings.
Bedroom Other #4 - Access to outlets/windows limited because of storage or furnishings.
Interior Other - Access to outlets/windows limited because of storage or furnishings.
Unprotected light bulb in closet; recommend adding protection to bulb(IRC 4003.12)
Some light fixtures in the home appeared to be inoperable. The bulbs may be burnt
out, or a problem may exist with the fixtures, wiring or switches. If after the bulbs are
replaced these lights still fail to respond to the switch, this condition may represent a
potential fire hazard and the Inspector recommends that an evaluation and any
necessary repairs be performed by a qualified electrical contractor.
Bedroom Other - Access to outlets/windows limited because of storage or furnishings.
Master Bedroom Other - Access to outlets/windows limited because of storage or
furnishings.

II. ELECTRICAL SYSTEMS
X

X
A

Service Entrance and Panels - Comments:
Exterior Service #2 - exterior meter; proper clearance; overhead.
Service Entrance Cable #2 - 125 amp; estimated; Copper wire.
Grounding #2 - inaccessible/covered.
Ground wire leads through finished wall/ceiling and cannot be verified.
Panel Location #2 - garage; sub-panel.
Main Service Wires #2 - aluminum.
Main Disconnect/Service Box #2 - 6 steps or less; located in panel box; 125 amp.
NEC requires that not more than 6 steps be necessary to disconnect all power as a safety
feature; disconnect appears proper.
Manufacturer #2 - GE; 125 amp rating; 120/240 volts.
Service Box Manufacturer #2 - GE; 120/240 volts; 225 amp rating.
Service Amperage & Voltage #2 - 120 & 240 volts.
Service panel rating is approximately 225 amps. 120 / 240 volts.
Panel Location #3 - sub-panel; detached garage.
Main Service Wires #3 - copper.
Manufacturer #3 - GE; 125 amp rating; 120/240 volts.
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Exterior Service - exterior meter; underground; proper clearance.
Service Entrance Cable - 200 amp; estimated; Aluminum wire.
Panel Location #4 - water softener structure .
Main Service Wires #4 - copper.
Grounding - inaccessible/covered; cold water line. Ground wire leads through finished
wall/ceiling and cannot be verified.
Manufacturer #4 - GE; 125 amp rating; 120/240 volts.
Knock-out plugs missing in front cover.(IRC 3404.6)
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Unfilled holes or knockouts in the sub-panel may allow persons to come into contact
with energized electrical components. This condition is a potential shock/electrocution
hazard and should be corrected by a qualified electrical contractor.

Panel Location - garage; sub-panel.
Main Service Wires - aluminum.
Panel Location #5 - garage; sub-panel.
Main Service Wires #5 - copper.
Manufacturer #5 - GE; 125 amp rating; 120/240 volts.
Main Disconnect/Service Box - separate; 6 steps or less; 200 amp.
NEC requires that not more than 6 steps be necessary to disconnect all power as a safety
feature; disconnect appears proper. The main electrical disconnect was located in a rated
metal enclosure separate from the enclosure containing branch circuit breakers.
Manufacturer - GE; 200 amp rating; 120/240 volts.
Knock-out plugs missing.(IRC 3404.6)
Service Box Manufacturer - GE; 120/240 volts.
Improper or lack of knockout bushings. Bushings help prevent damage to the
electrical wiring when the wiring is near sharp metal edges. Recommend repair.
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Additional screws recommended at front cover.

Kitchen Electrical Outlets - additional needed; GFI(s) present.
Per current standards, it is recommended that all receptacles within 6' of a water
source (except refrigerator) and serving all kitchen counters be connected on a circuit
for safety(E3902.6).
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Service Amperage & Voltage - 120 & 240 volts.
The manufacturers label was missing from the panel. The manufacturers label
typically provides information describing the sub-panel such as the name of the panel
manufacturer, the panel model number, the panel amperage rating, limitations related
to the environment in which the panel was designed to be installed and
grounding/bonding information for that particular model. The Inspector was unable
to confirm the existence of proper conditions when confirmation would require
information taken from this missing label.
X

X
B

Branch Circuits, Connected Devices, and Fixtures
Type of Wiring:
Comments:
Exterior Electrical/Outlets - GFCI faulty; GFI outlet(s).
Electrical outlets at the exterior had Ground Fault Circuit Interrupter (GFCI) protection
which responded to testing in a satisfactory manner at the time of the inspection. The
inspector tested a representative number of accessible outlets only.
GFI receptacle not operating properly. Recommend further review and repair by and
electrician
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Some of the exterior electrical outlets were inoperable at the time of the inspection.
The Inspector recommends that you consult with a qualified electrical contractor to
discuss options and costs for correction.

Light fixtures mounted on the exterior walls of the residence were damaged and
needed repair at the time of the inspection. Repair of light fixtures should be
performed by a qualified electrical contractor.

Electrical wiring not properly encased in conduit.
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Branch Wiring Conductors #2 - breakers; No Arc-Fault Interrupters noted; copper.
Effective September 1, 2008, The National Electrical Code, Section 210-12, requires
that all 120-volt, single phase, 15- and 20-ampere branch circuits supplying outlets
installed in dwelling unit in family rooms, dining rooms, living rooms, parlors,
libraries, dens, sun rooms, recreation rooms, closets, hallways, or similar rooms or
areas shall be protected by a listed arc-fault circuit interrupter, combination type
installed to provide protection of the branch circuit.
Neutrals within the panel box that are doubled up (referred to as "double
taps/lugged") should be separated. Each neutral requires an individual terminal ;
NEC 408.41
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Bathroom Outlets/Switches #2 - GFI circuit present.
Electrical outlets in the bathrooms had Ground Fault Circuit Interrupter (GFCI) protection
which responded to testing in a satisfactory manner at the time of the inspection. The
inspector tested a representative number of accessible outlets only.
Electrical Panel #2 - 125 amp; breakers.
Attic Electrical Conditions - no improper conditions.
Branch Wiring Conductors #3 - breakers; copper.
Some wires might be mislabeled. Generally, white wires are neutral and black/red
are considered "hot" wires. If the wires are used for another purpose; the wires
should be labeled(usually with the appropriate color tape) by the installer.
Recommend further evaluation by an electrician.
Circuit breakers in the sub-panel were of a brand different from the sub-panel
brand. Because circuit breakers made by different manufacturers vary in design,
panel manufacturers typically require that breakers manufactured by their company
be used in their panels. Breakers from one manufacturer used in the panel of another
manufacturer may result in poor connections which can create a potential fire or
shock/electrocution hazard. The Inspector recommends correction by a qualified
electrical contractor.
Bathroom Outlets/Switches #3 - GFI circuit present.
Electrical outlets in the bathrooms had Ground Fault Circuit Interrupter (GFCI) protection
which responded to testing in a satisfactory manner at the time of the inspection. The
inspector tested a representative number of accessible outlets only.
Branch Wiring Conductors - breakers; No Arc-Fault Interrupters noted; copper.
Effective September 1, 2008, The National Electrical Code, Section 210-12, requires
that all 120-volt, single phase, 15- and 20-ampere branch circuits supplying outlets
installed in dwelling unit in family rooms, dining rooms, living rooms, parlors,
libraries, dens, sun rooms, recreation rooms, closets, hallways, or similar rooms or
areas shall be protected by a listed arc-fault circuit interrupter, combination type
installed to provide protection of the branch circuit.
Neutrals within the panel box that are doubled up (referred to as "double
taps/lugged") should be separated. Each neutral requires an individual terminal ;
NEC 408.41 edges. Recommend repair.
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Branch Wiring Conductors #4 - breakers; copper.
The ground and neutral wiring are connected at the sub-panel. This is considered
inappropriate and could be a safety issue; recommend repair by a licensed electrician.
Though the neutral doesn't have significant voltage, it does carry current. Remember,
it's current that kills, not voltage. In a 2-wire circuit, the neutral carries just as much
current as the hot conductor. If the neutral and ground are connected in a subpanel,
that current will travel on other paths, such as bare ground wires, equipment
enclosures, and metal piping systems, on its way back to the service panel. One
problem created by this condition is possible shock hazards, the severity of which
depends on the relative locations of the equipment and the person touching the
enclosure or piping system. Another problem is magnetic fields that do not cancel
themselves out. Since the return current has multiple paths, the current remaining in
the neutral will not counterbalance the current in the hot wire. The resulting
imbalance creates a magnetic field that can interfere with sensitive electronic
equipment. In a metal conduit system, the imbalance will induce current into the
conduit, which could cause the conduit to overheat.
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Some wires might be mislabeled. Generally, white wires are neutral and black/red
are considered "hot" wires. If the wires are used for another purpose; the wires
should be labeled(usually with the appropriate color tape) by the installer.
Recommend further evaluation by an electrician.

Excess sheathing noted; it is recommended having no more than 1 inch of sheathing
in the panel box.

Branch Wiring Conductors #5 - breakers; copper.
Some wires might be mislabeled. Generally, white wires are neutral and black/red
are considered "hot" wires. If the wires are used for another purpose; the wires
should be labeled(usually with the appropriate color tape) by the installer.
Recommend further evaluation by an electrician.
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Circuit breakers in the sub-panel were of a brand different from the sub-panel
brand. Because circuit breakers made by different manufacturers vary in design,
panel manufacturers typically require that breakers manufactured by their company
be used in their panels. Breakers from one manufacturer used in the panel of another
manufacturer may result in poor connections which can create a potential fire or
shock/electrocution hazard. The Inspector recommends correction by a qualified
electrical contractor.
Bathroom Outlets/Switches - GFI circuit present.
Electrical outlets in the bathrooms had Ground Fault Circuit Interrupter (GFCI) protection
which responded to testing in a satisfactory manner at the time of the inspection. The
inspector tested a representative number of accessible outlets only.
Master Bathroom Outlets/Switches - GFI circuit present.
Electrical outlets in the bathrooms had Ground Fault Circuit Interrupter (GFCI) protection
which responded to testing in a satisfactory manner at the time of the inspection. The
inspector tested a representative number of accessible outlets only.
No outlet is allows to be within or directly over the tub or shower(IRC 406.8C)

Detached Garage Electrical - light fixture(s); outlet(s); recommend adding GFI.
It is required that all receptacles(including single appliance outlets and garage door
opener outlets) in the garage be connected on a GFI circuit for safety. Client may want
to repair for increased safety.
Garage Electrical - light fixture(s); outlet(s); GFI protection; recommend adding GFI.
Electrical outlets in the garage had Ground Fault Circuit Interrupter (GFCI) protection
which responded to testing in a satisfactory manner at the time of the inspection. The
inspector tested a representative number of accessible outlets only.
As of 9/1/2008, it is now required that all receptacles(including single appliance outlets
and garage door opener outlets) in the garage be connected on a GFI circuit for safety.
Client may want to repair for increased safety.
Electrical Panel - 30 amp; 60 amp; 50 amp; 40 amp; breakers; 20 amp.
A label identifying individual electrical circuits was missing from the panel. The
service panel should contain a clearly-marked label identifying individual circuits so
that in an emergency, individual circuits can be quickly shut off. The Inspector
recommends that a circuit label be installed by a qualified electrical contractor.
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Damaged breakers visible in the sub-panel should be replaced by a qualified electrical
contractor.

Some wires might be mislabeled. Generally, white wires are neutral and black/red
are considered "hot" wires. If the wires are used for another purpose; the wires
should be labeled(usually with the appropriate color tape) by the installer.
Recommend further evaluation by an electrician.
The electrical panel box is not properly bonded to the neutral busbar. The inspector
was unable to locate a panel-bonding device within the main electrical service panel.
The main electrical service panel is required to be bonded for safety reasons. The
Inspector recommends correction by a qualified electrical contractor.
Double lugging circuit(s) noted and considered improper.
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Excess sheathing noted; it is recommended having no more than 1 inch of sheathing in
the panel box.

III. HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS
X

X
A

Heating Equipment
Type of System:
Energy Source:
Comments:
Heating Type - forced warm air.
Manufacturer (heating) - Trane.
BTU Rating - 80K btu.
Fuel Supply - gas.
As per current standards, natural gas lines to furnaces should be equipped with
sediment traps. Sediment traps help protect the gas valves and regulators from rust,
dirt and scale that form on the inside of gas lines(IRC 2419.4).
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An example of a sediment trap:

Inappropriate material is being used for the furnace gas line. This gas pipe as it enters
the unit should be a solid metal gas pipe. This should be repaired as it poses a potential
safety concern due to chafing of the flex line against the housing of the unit.
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An example of a proper installation:

Burners/Elements - jet burners; glow plug; Turned up thermostat, unit started and was
functional.; no improper conditions noted.
Heating Type #2 - forced warm air.
Manufacturer (heating) #2 - Trane.
BTU Rating #2 - 80K btu.
Fuel Supply #2 - gas.
Inappropriate material is being used for the furnace gas line. This gas pipe as it enters
the unit should be a solid metal gas pipe. This should be repaired as it poses a potential
safety concern due to chafing of the flex line against the housing of the unit.

Burners/Elements #2 - jet burners; glow plug; Turned up thermostat, unit started and was
functional.; no improper conditions noted.
Venting #2 - no improper conditions noted; metal.
Heat Exchanger #2 - limited access; no rust noted.
Access to the heat exchanger is limited. The full evaluation of the integrity of the heat
exchanger requires dismantling of the furnace and is beyond the scope of this inspection.
We always recommend the unit be inspected by the local Gas Co. or a HVAC contractor.
Filter #2 - disposable filter.
It is recommended that the filter be changed/cleaned every 30 to 60 days.

Page 42
REI 7A-1 (10/2008)

of 58

Report Identification 1234 Main St. Austin TX 78669
I = Inspected NI = Not Inspected NP = Not Present D = Deficiency
I
NI NP D
Inspection Item

Doc#

Venting - metal.
Improper clearance of the B-type vent duct noted. The minimum clearance should
be 1 inch. Recommend repair(G2427.7.7).

Heat Exchanger - limited access; no rust noted.
Access to the heat exchanger is limited. The full evaluation of the integrity of the heat
exchanger requires dismantling of the furnace and is beyond the scope of this inspection.
We always recommend the unit be inspected by the local Gas Co. or a HVAC contractor.
Filter - disposable filter.
It is recommended that the filter be changed/cleaned every 30 to 60 days.
X

X
B

Cooling Equipment
Type of System:
Comments:
Manufacturer (cooling) - electric; Trane.
Evaluation of the HVAC system is an operational test of the equipment. Efficiency,
adequacy, leak testing, use of gauges for testing, disassembly of the system, etc. are outside
of our review as determined by the Texas Real Estate Commission.

Page 43
REI 7A-1 (10/2008)

of 58

Report Identification 1234 Main St. Austin TX 78669
I = Inspected NI = Not Inspected NP = Not Present D = Deficiency
I
NI NP D
Inspection Item

Doc#

The disconnect for the condenser is behind the unit. All electrical panel should
comply with the proper clearances of 36 inches depth and 30 inch width for proper
access(IRC 3405.2).

Due to non-labeled breakers, it was not possible to be determined if the air
conditioning systems are protected by a properly sized circuit breaker. This should be
determined to insure proper protection of the compressors and as a safety precaution.
It is recommended to have the condensation disposal piping for your HVAC unit
discharge at least 2 feet away from the foundation. This can help avoid excessive
moisture against the foundation and differential movement of the foundation due to
excessive moisture in the soil.
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Cooling System - electric; central.
The air conditioner was activated to check the operation of the motor and the compressor,
both of which appear to be in serviceable condition. As a detailed review of the cooling
capacity of this unit is beyond the scope of this inspection, we make no warranty as to the
system's adequacy.
Per current standards, the primary condensate line should be properly/completely
insulated. Recommend repair.

Heavy rust in drain pan indicates previous long term standing water. While, there
may not be active water content, the pan may be compromised by the rust and may
leak. Recommend further evaluation and/or repair.

Manufacturer (cooling) #2 - electric; Trane.
Evaluation of the HVAC system is an operational test of the equipment. Efficiency,
adequacy, leak testing, use of gauges for testing, disassembly of the system, etc. are outside
of our review as determined by the Texas Real Estate Commission.
The disconnect for the condenser is behind the unit. All electrical panel should
comply with the proper clearances of 36 inches depth and 30 inch width for proper
access(IRC 3405.2).
Due to non-labeled breakers, it was not possible to be determined if the air
conditioning systems are protected by a properly sized circuit breaker. This should be
determined to insure proper protection of the compressors and as a safety precaution.
It is recommended to have the condensation disposal piping for your HVAC unit
discharge at least 2 feet away from the foundation. This can help avoid excessive
moisture against the foundation and differential movement of the foundation due to
excessive moisture in the soil.
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Cooling System #2 - electric; central.
The air conditioner was activated to check the operation of the motor and the compressor,
both of which appear to be in serviceable condition. As a detailed review of the cooling
capacity of this unit is beyond the scope of this inspection, we make no warranty as to the
system's adequacy.
Per current standards, the primary condensate line should be properly/completely
insulated. Recommend repair.
Location of unit #2 - The air conditioning compressor/condenser is located at outside and
the evaporator coil is located attic and services the upstairs.
Thermostat #2 - Thermostat is not level, corrections are needed for proper operation.
Temperature Difference #2 - Temperature at return register was 72 degrees, temperature
at supply was 54 degrees, a difference which is in the 15-20 degree normal operating range.
Manufacturer (cooling) #3 - electric; Goldstar.
Evaluation of the HVAC system is an operational test of the equipment. Efficiency,
adequacy, leak testing, use of gauges for testing, disassembly of the system, etc. are outside
of our review as determined by the Texas Real Estate Commission.
Cooling System #3 - window unit(s); electric.
The air conditioner was activated to check the operation of the motor and the compressor,
both of which appear to be in serviceable condition. As a detailed review of the cooling
capacity of this unit is beyond the scope of this inspection, we make no warranty as to the
system's adequacy.
Location of unit #3 - The air conditioning compressor/condenser is located at outside and
the evaporator coil is located interior and services the living room.
Temperature Difference #3 - Temperature at return register was 72 degrees, temperature
at supply was 57 degrees, a difference which is in the 15-20 degree normal operating range.
Location of unit - The air conditioning compressor/condenser is located at outside and the
evaporator coil is located attic and services the downstairs.
Thermostat - Properly mounted and is functioning
Temperature Difference - Temperature at return register was 73 degrees, temperature at
supply was 55 degrees, a difference which is in the 15-20 degree normal operating range.
X
C

Duct System, Chases, and Vents - Comments:
Ductwork #2 - insulated; flexible.
Ductwork - insulated; flexible.
Ventilation - adequate.
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IV. PLUMBING SYSTEM
X

X
A

Water Supply System and Fixtures
Location of water meter:
Location of main water supply valve:
Static water pressure reading:
Comments:
Main Water Service - copper; plastic.
Main Shut-off Valve - at well house. Since main shut-off valves are operated
infrequently, it is not unusual for them to become frozen over time. They often leak or
break when operated after a period of inactivity. For this reason main shut-off valves are not
tested during a home inspection. We suggest caution when operating shut-offs that have not
been turned for a long period of time. All shut-off valves and angle stops should be turned
regularly to ensure free movement in case of emergency
Well Covers - metal; other.
The inspection of the well was not within the scope of the inspection. Private wells should
be tested annually for nitrate and coliform bacteria to detect contamination problems early.
More frequent tests for other contaminants, such as radon or pesticides should also be
accomplished. Recommend a licensed professional evaluate the well, perform the water
testing to determine the potability of the water supply. Wiring providing electricity to the
pump at the well head was exposed. This wiring should be protected from weather.
Limited access; could not inspect.

Supply Piping - Static water Pressure; copper.
The static water pressure taken at the rear most hose bib was 60 psi.
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Bathroom Fixtures-Bathtub/Shower #2 - tub/shower.
Some caulking/grouting recommended at tub/shower.
Water drains slowly at tub/shower.

Bathroom Fixtures-Sink/Basin #2 - double vanity.
Water pressure was reduced when bath sink faucet and shower was on and toilet was
flushed, but it still passed functional flow.
Bathroom Fixtures-Toilet #2 - two-piece.
Slow filling toilet noted; recommend repair.
Bathroom Fixtures-Faucet #2 - no improper conditions noted.
Bathroom Fixtures-Sink/Basin - single vanity.
Bathroom Fixtures-Toilet - two-piece.
Master Bathroom Fixtures-Bathtub/Shower - separate shower/tub; whirlpool tub.
Some caulking/grouting recommended at tub/shower.
Faucet leaking.
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Master Bathroom Fixtures-Sink/Basin - double vanity.
Corrosion was observed on some pipes. This may be an indication of past leaks or
condensation. Monitor the pipes for future leaks or condensation and repair as
needed.

Master Bathroom Fixtures-Toilet - two-piece.
Bathroom Fixtures-Faucet - no improper conditions noted.
Master Bathroom Fixtures-Faucet - no improper conditions noted.
Bathroom Fixtures-Bathtub/Shower #3 - tub/shower.
Some caulking/grouting recommended at tub/shower.
Bathroom Fixtures-Sink/Basin #3 - single vanity.
Corrosion was observed on some pipes. This may be an indication of past leaks or
condensation. Monitor the pipes for future leaks or condensation and repair as
needed.
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Leak noted at sink faucet; The source of the leak should be determined and corrected
to prevent further occurrence. Damage from leaks to drywall/cabinets/flooring may
not always be visible at time of inspection. Client should continue to monitor for signs
of further damage.

Bathroom Fixtures-Toilet #3 - two-piece.
Bathroom Fixtures-Faucet #3 - no improper conditions noted.
Laundry Washer Hookups - Washers are not within the scope of this inspection, suggest
verify operation with owners prior to close. Washer hook-up hoses are not disconnected
from the washer, nor do we operate the valves. These can leak at any time and should be
considered a part of normal maintenance.
Kitchen Sink/Faucet - spray hose.
X
B

Drains, Wastes, Vents - Comments:
Drainage Piping - PVC/ABS plastic.
Clean-out - covered; In ground.
Access opening present in finished wall but not removed or inspected.
Fixture Venting - no improper conditions noted.

X

X
C

Water Heating Equipment
Energy Source:
Capacity:
Comments:
Manufacturer - State; 50 gal..
Energy Source - gas.
Operations/Connections - located in garage.
Recommend insulation be applied to the water lines at the water heater.
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Venting - metal vent pipe.
Secure vent connector to draft hood and vent with screws or other approved
means(IRC 2427.10.7)

An example:

Improper clearance of the B-type vent duct noted. The minimum clearance should
be 1 inch. Recommend repair(G2427.7.7).
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The water heater combustion air intake ducts should be rigid metal ducting and not
collapsible HVAC ducting.

The ceilings/walls are not properly fire-stopped in the furnace and/or water heater
closets as required by current standards. Furnace and water heater closets located in
habitable areas of living units must be enclosed with 5/8 inch gypsum board.

An example:
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Relief Valve Piping - Temperature Pressure Relief valve installed; no improper conditions
noted.
Overflow Pan / Drain Line - Drain pan installed.
Manufacturer #2 - State; 50 gal..
Energy Source #2 - gas.
Operations/Connections #2 - located in attic.
Improper access. Water heaters in attics required to have drain pan at least 1.5"
deep; minimum of 30" space in front of heater and 24"minimum walk around space.
A water heater in the attic must have a solid passage floor 24 inches wide and no
more than 20ft from the attic access.(IRC 1305.1.3)

Venting #2 - metal vent pipe.
Secure vent connector to draft hood and vent with screws or other approved
means(IRC 2427.10.7)
The water heater vent duct is disconnected in the attic. This is allowing noxious
gases into the attic/residence and excessive heat to the wood structure; recommend
repair.

Relief Valve Piping #2 - Temperature Pressure Relief valve installed; no improper
conditions noted.
Overflow Pan / Drain Line #2 - Drain pan installed.
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X
D

Hydro-Massage Therapy Equipment - Comments:
Master Bathroom Whirlpool Tub - Unable to access area where motor/pump located.
Jetted tubs are required to be provided with an access opening for the purpose of
motor access, inspection, and replacement, if necessary. The access opening is required
to be unobstructed and shall be a minimum size of 12" x 12" if the motor is within 2
feet of the opening, or 18" x 18" if the motor is in excess of 2 feet from the opening.
Openings are allowed to have removable covers. IRC 4209.3

GFCI installed to whirlpool tub
A whirlpool tub is present. Tub was filled to a level above the water jets and operated to
check intake and jets. Pump and supply lines were not completely accessible. The items
tested appeared to be in serviceable condition. If a more detailed report is desired, the client
is advised to consult a qualified plumber.

V. APPLIANCES
X
A

Dishwasher - Comments:
Dishwasher - No improper conditions noted.
Unit was operated on normal wash with heated drying and no operational problems were
noted on day of inspection.

B

Food Waste Disposer - Comments:
Disposal - No improper conditions noted.
Ran when actuated and no operational problems were noted

X
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X
C

Range Exhaust Vent - Comments:
Exhaust Fan/Range Hood - Operating properly. Hi-Lo Speed Fan with light, all operable.
Exhaust duct is required to be of a smooth metal material. Ribbed or flex ducts can
trap grease and become a fire hazard.

The exhaust fan exits underneath a deck. Overtime, heated air and increased
humidity can cause damage; recommend repair.
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X
D

Ranges, Cooktops, and Ovens - Comments:
Cooktop - gas.
Oven is missing the gas shutoff valve; recommend repair.
The pipe supplying gas to the range was flexible and was routed through the cabinets.
Flexible gas pipes are not approved for installation through cabinets. The Inspector
recommends replacement with an approved type of gas pipe by a qualified plumbing
contractor.

The right rear range burner igniter did not operate. The Inspector recommends
correction by a qualified contractor. The Inspector recommends correction by a
qualified technician.

Range/Oven - No improper conditions noted; electric. It is always recommended to have a
kitchen rated fire extinguisher present in the kitchen in case of a cooking fire.
Upper oven set to 350 degrees, verified at 357 . The standard is plus or minus 25 degrees to
the set temperature.
Lower oven set to 350 degrees, verified at 342 . The standard is plus or minus 25 degrees to
the set temperature.
X
E

Microwave Oven - Comments:
Microwave Oven - heats water.

G

Mechanical Exhaust Vents and Bathroom Heaters - Comments:
Master Bathroom Ventilation - exhaust fan.

X
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Bathroom Ventilation - exhaust fan.
Bathroom Ventilation #2 - exhaust fan.
Bathroom Ventilation #3 - exhaust fan.
X

X
I

Doorbell and Chimes - Comments:
Door Bell - Doorbell working.
Garage Opener(s) - electronic eye(s); 3 openers.
The manual locking mechanism should be removed or disabled on overhead garage
doors that are equipped with an automatic garage door opener to prevent inadvertent
actuation of the opener while the lock is engaged and subsequent garage door damage.

Garage Opener - electronic eye(s); 1 opener.
Electric eye sensors are in place and will reverse the door.
Auto-reverse on the automatic garage door opener was out of adjustment and
excessive pressure required to cause the door to reverse direction may injure children
or animals caught beneath it as it closes. The Inspector recommends adjustment of the
automatic reverse feature of the automatic garage door opener.
X
J

Dryer Vents - Comments:
Dryer Vents - Dryer vents to exterior.

VI. OPTIONAL SYSTEMS
X

X
A

Lawn and Garden Sprinkler Systems - Comments:
Sprinkler System - Winterized, unable to test. Client is advised to consult sellers as to
operation.
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X
G

Private Sewage Disposal (Septic) Systems
Type of System:
Location of Drain Field:
Comments:
Septic - unknown type of septic system.
It appears the location of the drain field is side yard
Inspected the property in the location of Drain Field area of septic. There were no signs of
failure or blockage and the grounds appear normal. I did not visually locate the septic nor
did I inspect the tank and drain lines for size or condition. Changes in water volume use can
sometimes have an impact on septic tanks that before were working properly. Most septic
contractors recommend that if the septic tank hasn't been pumped and inspected in the last
4-5 years, you should have it pumped and inspected visually during the inspection process
to determine its true condition
This inspection did not access the tank or determine its location. For a more detailed
inspection, I recommend you contact a septic pumping company and have them clean it. At
that time the tank could be inspected for proper functioning perhaps by the septic cleaning
company.
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Doc #:
Dwelling Address: 1234 Main St.
Austin, TX 78669

Client Name: John Doe
Inspector: Matt Shapiro TREC #8683

This Summary Report is designed to assist the reader as an overview of the full report. We will not be held liable for any
omissions on this report.

Foundation/Basement
Description

D - Deficiency.
Portions of the foundation have separated from the rebar.
This exposes the metal rebar to possible rust and deterioration.
Recommend sealing/repair.
Common cracks noted. No Standards exist for evaluating
cracks in concrete. Cracks appear for a wide variety of reason,
some of which may not be apparent at the time of the
inspection. Cracks less than 1/4-inch which do not exhibit
displacement are typically not considered to be structural issues
unless they appear in conjunction with another condition.
Recommend sealing to avoid moisture intrusion or further
deterioration

Bearing Structure

D - Deficiency.
Access under detached structures was limited because of low
clearance and/or obstructions.
Earth to wood contact noted at various areas; recommend
further evaluation and repair.
The wall structure was improperly notched; recommend
repair.
D - Deficiency.
No insulation was installed in the crawlspace. The best
approach to insulating crawlspaces has recently been the
subject of controversy. It is generally agreed that an insulation
design which works well in one climate may perform poorly in
another. The Inspector recommends that the crawlspace be
insulated according to recommendations for the climate zone in
which the home is located. An excellent source for this type of
information is the website of the Building Science Corporation
No vapor barrier was installed at the time of the inspection.
Soil covers help reduce humidity levels in crawlspaces by
limiting moisture evaporation into the air from soil. Consider
adding vapor barrier.

Vapor
Barrier/Insulation
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Site Conditions/Exterior Drainage
Grade/Slope

Grade Clearance at
Walls

Well Covers
Sprinkler System

D - Deficiency.
Low spot noted along wall(s); recommend adding soil to divert
water away from foundation. Landscaping corrections are
needed to establish a positive drainage grade for the dispersal
of water away from the home by gravity flow. Such grading
corrections can be done by a do-it-yourselfer or you may elect
to ask a landscaping contractor. I recommend that the ground
immediately adjacent to the foundation be sloped away from
the building.
Trees were noted as being close to the home and/or the
foundation. Roots growing from a tree near the foundation may
cause foundation damage. Monitor this area of the foundation
during the growing season (usually May through September)
for signs of damage. If signs of damage appear (such as cracks)
the tree may need to be removed
D - Deficiency.
The top of the foundation wall had inadequate clearance from
grade. The top of the foundation wall should be a minimum of
four to six inches above soil. Inadequate clearance may result
in moisture intrusion of the structure.
D - Deficiency.
Limited access; could not inspect.
D - Deficiency.
Winterized, unable to test. Client is advised to consult sellers
as to operation.

Attic Ventilation & Insulation
Attic Insulation

D - Deficiency.
Rodent droppings noted in attic. The inspector is not licensed
to determine if this is an active condition. The client may want
to consider consulting with a pest control expert.

Roofs, Flashing & Chimneys
Secondary Roof

D - Deficiency.
Improper installation over detached structures. Recommend
repair.
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Porches, Steps & Decks
Stairwells

Deck

Deck #2

Deck #3

D - Deficiency.
In adequate railing. Recommend repair
R311.7.7 Handrails.
Handrails shall be provided on at least one side of each
continuous run of treads or flight with four or more risers.
Balusters are more than 4" apart. Can be a safety concern
especially for small children.
Earth to wood contact noted; recommend repair to avoid
possible wood damage/rot
The steep slope/terrain inhibits the inspector from fully
inspecting the stairway; recommend further evaluation.
D - Deficiency.
One or more posts which support the deck had contact with
soil at the time of the inspection. Wood in contact with soil will
eventually decay, the decayed area will crush under the weight
of the load it supports and the deck will lose support in the area
of any affected posts. This condition may eventually result in
damage to the deck or the development of unsafe structural
conditions. The Inspector recommends that all posts supporting
the deck be protected from contact with soil.
Earth to wood contact noted; recommend repair to avoid
possible wood damage/rot
D - Deficiency.
One or more posts which support the deck had contact with soil
at the time of the inspection. Wood in contact with soil will
eventually decay, the decayed area will crush under the weight
of the load it supports and the deck will lose support in the area
of any affected posts. This condition may eventually result in
damage to the deck or the development of unsafe structural
conditions. The Inspector recommends that all posts supporting
the deck be protected from contact with soil.
Earth to wood contact noted; recommend repair to avoid
possible wood damage/rot
D - Deficiency.
Earth to wood contact noted; recommend repair to avoid
possible wood damage/rot
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Exterior Walls & Gutters
Exterior Finish

Soffits/Fascia/Trim

Guttering

D - Deficiency.
Exterior wall cracks above a lintel at the front of the garage
(in effect, a beam supporting the brickwork above an opening
in the wall) suggest that the lintel may be marginally adequate.
This condition is not uncommon.
Vegetation growing against the exterior walls may introduce
pests and/or accelerate deterioration of the exterior wall
covering. Recommend removal of the vegetation from exterior
walls.
Some areas need painting/resealing/caulking. This can help
minimize damage from moisture. It is recommended that the
client, upon moving into the home, visualize the entire exterior
and caulk, paint and re-seal any and all areas in need.
The masonry walls lack weep holes and/or the weep holes
have been sealed. Weep holes are designed in masonry wall to
allow the exit of moisture or condensation from behind the
porous masonry.
R703.7.6 Weepholes.
Weepholes shall be provided in the outside wythe of masonry
walls at a maximum spacing of 33 inches on center.
Weepholes shall not be less than 3/16 inch in diameter.
Weepholes shall be located immediately above the flashing.
Moisture damage to siding and trim typically cannot be
repaired without replacement; however, proper sealing,
painting, etc... Can prevent future deterioration. Wood is in
soil contact.
Wood in soil contact may rot and/or attract wood destroying
insects. This condition should be corrected.
D - Deficiency.
Some areas need painting/resealing/caulking. This can help
minimize damage from moisture. It is recommended that the
client, upon moving into the home, visualize the entire exterior
and caulk, paint and re-seal any and all areas in need.
Moisture damage noted at various areas; recommend repair to
avoid further damage.
D - Deficiency.
Gutters are improperly pitched, gutters should be re-aligned to
slope towards downspouts for proper drainage.
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Downspouts
Electric/Outlets

Hose Bibb(s)

Gutters are full of debris in areas and needs to be cleaned. The
debris in gutters can also conceal rust, deterioration or leaks
that are not visible until cleaned, and I am unable to determine
if such conditions exist.
D - Deficiency.
Downspout disconnected.
D - Deficiency.
GFI receptacle not operating properly. Recommend further
review and repair by and electrician
Some of the exterior electrical outlets were inoperable at the
time of the inspection. The Inspector recommends that you
consult with a qualified electrical contractor to discuss options
and costs for correction.
Light fixtures mounted on the exterior walls of the residence
were damaged and needed repair at the time of the inspection.
Repair of light fixtures should be performed by a qualified
electrical contractor.
Electrical wiring not properly encased in conduit.
D - Deficiency.
Outside faucets do not contain vacuum breakers (anti-siphon
devices). These may be required by code to prevent waste
water from being siphoned into the municipal water supply.
Exterior hose bibb(s) was not operable.

Water Heater
Operations/Connection
s
Venting

D - Deficiency.
Recommend insulation be applied to the water lines at the
water heater.
D - Deficiency.
Secure vent connector to draft hood and vent with screws or
other approved means(IRC 2427.10.7)
Improper clearance of the B-type vent duct noted. The
minimum clearance should be 1 inch. Recommend
repair(G2427.7.7).
The water heater combustion air intake ducts should be rigid
metal ducting and not collapsible HVAC ducting.
The ceilings/walls are not properly fire-stopped in the furnace
and/or water heater closets as required by current standards.
Furnace and water heater closets located in habitable areas of
living units must be enclosed with 5/8 inch gypsum board.
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Water Heater #2
Operations/Connection
s #2

Venting #2

D - Deficiency.
Improper access. Water heaters in attics required to have
drain pan at least 1.5" deep; minimum of 30" space in front of
heater and 24"minimum walk around space.
A water heater in the attic must have a solid passage floor 24
inches wide and no more than 20ft from the attic access.(IRC
1305.1.3)
D - Deficiency.
Secure vent connector to draft hood and vent with screws or
other approved means(IRC 2427.10.7)
The water heater vent duct is disconnected in the attic. This is
allowing noxious gases into the attic/residence and excessive
heat to the wood structure; recommend repair.

Heating System
Fuel Supply

Venting

D - Deficiency.
As per current standards, natural gas lines to furnaces should
be equipped with sediment traps. Sediment traps help protect
the gas valves and regulators from rust, dirt and scale that form
on the inside of gas lines(IRC 2419.4).
Inappropriate material is being used for the furnace gas line.
This gas pipe as it enters the unit should be a solid metal gas
pipe. This should be repaired as it poses a potential safety
concern due to chafing of the flex line against the housing of
the unit.
D - Deficiency.
Improper clearance of the B-type vent duct noted. The
minimum clearance should be 1 inch. Recommend
repair(G2427.7.7).

Heating System #2
Fuel Supply #2

D - Deficiency.
Inappropriate material is being used for the furnace gas line.
This gas pipe as it enters the unit should be a solid metal gas
pipe. This should be repaired as it poses a potential safety
concern due to chafing of the flex line against the housing of
the unit.
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Cooling System
Manufacturer (cooling)

Cooling System

Cooling System #2
Manufacturer (cooling)
#2

Cooling System #2

D - Deficiency.
The disconnect for the condenser is behind the unit. All
electrical panel should comply with the proper clearances of 36
inches depth and 30 inch width for proper access(IRC 3405.2).
Due to non-labeled breakers, it was not possible to be
determined if the air conditioning systems are protected by a
properly sized circuit breaker. This should be determined to
insure proper protection of the compressors and as a safety
precaution.
It is recommended to have the condensation disposal piping
for your HVAC unit discharge at least 2 feet away from the
foundation. This can help avoid excessive moisture against the
foundation and differential movement of the foundation due to
excessive moisture in the soil.
D - Deficiency.
Per current standards, the primary condensate line should be
properly/completely insulated. Recommend repair.
Heavy rust in drain pan indicates previous long term standing
water. While, there may not be active water content, the pan
may be compromised by the rust and may leak. Recommend
further evaluation and/or repair.

D - Deficiency.
The disconnect for the condenser is behind the unit. All
electrical panel should comply with the proper clearances of 36
inches depth and 30 inch width for proper access(IRC 3405.2).
Due to non-labeled breakers, it was not possible to be
determined if the air conditioning systems are protected by a
properly sized circuit breaker. This should be determined to
insure proper protection of the compressors and as a safety
precaution.
It is recommended to have the condensation disposal piping
for your HVAC unit discharge at least 2 feet away from the
foundation. This can help avoid excessive moisture against the
foundation and differential movement of the foundation due to
excessive moisture in the soil.
D - Deficiency.
Per current standards, the primary condensate line should be
properly/completely insulated. Recommend repair.
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Thermostat #2

Kitchen
Cooktop

Exhaust Fan/Range
Hood

Electrical Outlets

Master Bathroom
Sink/Basin

Bathtub/Shower

Outlets/Switches

Whirlpool Tub

D - Deficiency.
Thermostat is not level, corrections are needed for proper
operation.
D - Deficiency.
Oven is missing the gas shutoff valve; recommend repair.
The pipe supplying gas to the range was flexible and was
routed through the cabinets. Flexible gas pipes are not
approved for installation through cabinets. The Inspector
recommends replacement with an approved type of gas pipe by
a qualified plumbing contractor.
The right rear range burner igniter did not operate. The
Inspector recommends correction by a qualified contractor. The
Inspector recommends correction by a qualified technician.
D - Deficiency.
Exhaust duct is required to be of a smooth metal material.
Ribbed or flex ducts can trap grease and become a fire hazard.
The exhaust fan exits underneath a deck. Overtime, heated air
and increased humidity can cause damage; recommend repair.
D - Deficiency.
Per current standards, it is recommended that all receptacles
within 6' of a water source (except refrigerator) and serving all
kitchen counters be connected on a circuit for safety(E3902.6).
D - Deficiency.
Corrosion was observed on some pipes. This may be an
indication of past leaks or condensation. Monitor the pipes for
future leaks or condensation and repair as needed.
D - Deficiency.
Some caulking/grouting recommended at tub/shower.
Faucet leaking.
D - Deficiency.
No outlet is allows to be within or directly over the tub or
shower(IRC 406.8C)
D - Deficiency.
Jetted tubs are required to be provided with an access opening
for the purpose of motor access, inspection, and replacement, if
necessary. The access opening is required to be unobstructed
and shall be a minimum size of 12" x 12" if the motor is within
2 feet of the opening, or 18" x 18" if the motor is in excess of 2
feet from the opening. Openings are allowed to have removable
covers. IRC 4209.3

Page: 8

12/17/2012

SUMMARY REPORT
A To Z Home Inspection
3309 St. Genevieve
Leander, TX 78641
Ph#: (512) 751-2824

Bathroom #2
Toilet #2
Bathtub/Shower #2

D - Deficiency.
Slow filling toilet noted; recommend repair.
D - Deficiency.
Some caulking/grouting recommended at tub/shower.
Water drains slowly at tub/shower.

Bathroom #3
Sink/Basin #3

Bathtub/Shower #3

D - Deficiency.
Corrosion was observed on some pipes. This may be an
indication of past leaks or condensation. Monitor the pipes for
future leaks or condensation and repair as needed.
Leak noted at sink faucet; The source of the leak should be
determined and corrected to prevent further occurrence.
Damage from leaks to drywall/cabinets/flooring may not
always be visible at time of inspection. Client should continue
to monitor for signs of further damage.
D - Deficiency.
Some caulking/grouting recommended at tub/shower.

Garage
Opener(s)

Electrical

D - Deficiency.
Auto-reverse on the automatic garage door opener was out of
adjustment and excessive pressure required to cause the door to
reverse direction may injure children or animals caught beneath
it as it closes. The Inspector recommends adjustment of the
automatic reverse feature of the automatic garage door opener.
D - Deficiency.
As of 9/1/2008, it is now required that all receptacles(including
single appliance outlets and garage door opener outlets) in the
garage be connected on a GFI circuit for safety. Client may
want to repair for increased safety.

Carport/Detached Garage
Roofing
D - Deficiency.
damaged shingles; Physical damage was noted and should be
repaired.
tree limbs in contact,
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Gutters/Drainage

Electrical

Electrical Service
Electrical Panel

Service Amperage &
Voltage

D - Deficiency.
Proper drainage is essential to prevent moisture damage and
erosion. Client may wish to have gutters/downspouts added.
D – Deficiency.
It is required that all receptacles(including single appliance
outlets and garage door opener outlets) in the garage be
connected on a GFI circuit for safety. Client may want to repair
for increased safety.
D - Deficiency.
A label identifying individual electrical circuits was missing
from the panel. The service panel should contain a clearlymarked label identifying individual circuits so that in an
emergency, individual circuits can be quickly shut off. The
Inspector recommends that a circuit label be installed by a
qualified electrical contractor.
Damaged breakers visible in the sub-panel should be replaced
by a qualified electrical contractor.
Some wires might be mislabeled. Generally, white wires are
neutral and black/red are considered "hot" wires. If the wires
are used for another purpose; the wires should be
labeled(usually with the appropriate color tape) by the installer.
Recommend further evaluation by an electrician.
The electrical panel box is not properly bonded to the neutral
busbar. The inspector was unable to locate a panel-bonding
device within the main electrical service panel. The main
electrical service panel is required to be bonded for safety
reasons. The Inspector recommends correction by a qualified
electrical contractor.
Double lugging circuit(s) noted and considered improper.
Excess sheathing noted; it is recommended having no more
than 1 inch of sheathing in the panel box.
D - Deficiency.
The manufacturers label was missing from the panel. The
manufacturers label typically provides information describing
the sub-panel such as the name of the panel manufacturer, the
panel model number, the panel amperage rating, limitations
related to the environment in which the panel was designed to
be installed and grounding/bonding information for that
particular model. The Inspector was unable to confirm the
existence of proper conditions when confirmation would
require information taken from this missing label.
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Service Box
Manufacturer

D - Deficiency.
Improper or lack of knockout bushings. Bushings help prevent
damage to the electrical wiring when the wiring is near sharp
metal edges. Recommend repair.
Additional screws recommended at front cover.

Panel Box
Manufacturer
Branch Wiring
Conductors

D - Deficiency.
Knock-out plugs missing.(IRC 3404.6)
D - Deficiency.
Effective September 1, 2008, The National Electrical Code,
Section 210-12, requires that all 120-volt, single phase, 15- and
20-ampere branch circuits supplying outlets installed in
dwelling unit in family rooms, dining rooms, living rooms,
parlors, libraries, dens, sun rooms, recreation rooms, closets,
hallways, or similar rooms or areas shall be protected by a
listed arc-fault circuit interrupter, combination type installed to
provide protection of the branch circuit.
Neutrals within the panel box that are doubled up (referred to
as "double taps/lugged") should be separated. Each neutral
requires an individual terminal ; NEC 408.41 edges.
Recommend repair.

Panel Box #2
Branch Wiring
Conductors #2

D - Deficiency.
Effective September 1, 2008, The National Electrical Code,
Section 210-12, requires that all 120-volt, single phase, 15- and
20-ampere branch circuits supplying outlets installed in
dwelling unit in family rooms, dining rooms, living rooms,
parlors, libraries, dens, sun rooms, recreation rooms, closets,
hallways, or similar rooms or areas shall be protected by a
listed arc-fault circuit interrupter, combination type installed to
provide protection of the branch circuit.
Neutrals within the panel box that are doubled up (referred to
as "double taps/lugged") should be separated. Each neutral
requires an individual terminal ; NEC 408.41
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Panel Box #3
Branch Wiring
Conductors #3

D - Deficiency.
Some wires might be mislabeled. Generally, white wires are
neutral and black/red are considered "hot" wires. If the wires
are used for another purpose; the wires should be
labeled(usually with the appropriate color tape) by the installer.
Recommend further evaluation by an electrician.
Circuit breakers in the sub-panel were of a brand different
from the sub-panel brand. Because circuit breakers made by
different manufacturers vary in design, panel manufacturers
typically require that breakers manufactured by their company
be used in their panels.
Breakers from one manufacturer used in the panel of another
manufacturer may result in poor connections which can create a
potential fire or shock/electrocution hazard. The Inspector
recommends correction by a qualified electrical contractor.

Panel Box #4
Manufacturer #4

Branch Wiring
Conductors #4

D - Deficiency.
Knock-out plugs missing in front cover.(IRC 3404.6)
Unfilled holes or knockouts in the sub-panel may allow
persons to come into contact with energized electrical
components. This condition is a potential shock/electrocution
hazard and should be corrected by a qualified electrical
contractor.
D - Deficiency.
Some wires might be mislabeled. Generally, white wires are
neutral and black/red are considered "hot" wires. If the wires
are used for another purpose; the wires should be
labeled(usually with the appropriate color tape) by the installer.
Recommend further evaluation by an electrician.
Excess sheathing noted; it is recommended having no more
than 1 inch of sheathing in the panel box.
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The ground and neutral wiring are connected at the sub-panel.
This is considered inappropriate and could be a safety issue;
recommend repair by a licensed electrician. Though the neutral
doesn't have significant voltage, it does carry current.
Remember, it's current that kills, not voltage. In a 2-wire
circuit, the neutral carries just as much current as the hot
conductor. If the neutral and ground are connected in a
subpanel, that current will travel on other paths, such as bare
ground wires, equipment enclosures, and metal piping systems,
on its way back to the service panel. One problem created by
this condition is possible shock hazards, the severity of which
depends on the relative locations of the equipment and the
person touching the enclosure or piping system. Another
problem is magnetic fields that do not cancel themselves out.
Since the return current has multiple paths, the current
remaining in the neutral will not counterbalance the current in
the hot wire. The resulting imbalance creates a magnetic field
that can interfere with sensitive electronic equipment. In a
metal conduit system, the imbalance will induce current into
the conduit, which could cause the conduit to overheat.

Interior
Doors

Windows

Walls

Ceilings

D - Deficiency.
The door/threshold should be 6 inches above the
patio/porch/deck. This is to not allow water to enter the
structure and damage the door/frame.
D - Deficiency.
We noted insulated glass windows with defective seals. This
means air has leaked in-between the two panes and the fogging
and/or water found will always be present. Windows in this
condition lose much of their insulating factor and they should
be replaced.
Missing/damaged screens in various locations
Cracked pane(s) noted at various locations; This is a potential
hazard and should be corrected as soon as possible.
D - Deficiency.
Cracking noted on interior walls may indicate settlement;
recommend further review.
Typical cracks noted at wall corner/junction
D - Deficiency.
Previous repairs were noted. It is recommended that the client
consult the seller to determine the nature of the problem and the
repairs that were done.
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Smoke Detectors

Other

D - Deficiency.
The smoke detector was noted as missing/removed.
Recommend repair.
D - Deficiency.
Unprotected light bulb in closet; recommend adding
protection to bulb(IRC 4003.12)
Some light fixtures in the home appeared to be inoperable.
The bulbs may be burnt out, or a problem may exist with the
fixtures, wiring or switches. If after the bulbs are replaced these
lights still fail to respond to the switch, this condition may
represent a potential fire hazard and the Inspector recommends
that an evaluation and any necessary repairs be performed by a
qualified electrical contractor.

Interior #2
Doors #2

Smoke Detectors #2

D - Deficiency.
The door/threshold should be 6 inches above the
patio/porch/deck. This is to not allow water to enter the
structure and damage the door/frame.
D - Deficiency.
Suggest installing additional smoke detectors to enhance fire
safety.

Master Bedroom
Walls

Ceilings

D - Deficiency.
Typical cracks noted at wall corner/junction
Stains observed on ceiling/wall. The inspector probed with a
moisture detector, which showed no moisture present at time of
inspection. Client is advised to consult seller to determine the
source of the staining and verify that corrections have been
made.
D - Deficiency.
Some cracks were noted that are minor in nature. Small
settlement cracks are a common occurrence and can be
repaired, providing that the settlement has stopped. Stains
observed on ceiling/wall. The inspector probed with a moisture
detector, which showed no moisture present at time of
inspection. Client is advised to consult seller to determine the
source of the staining and verify that corrections have been
made.
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Bedroom(s) #2
Windows #2

Ceilings #2

D - Deficiency.
We noted insulated glass windows with defective seals. This
means air has leaked in-between the two panes and the fogging
and/or water found will always be present. Windows in this
condition lose much of their insulating factor and they should
be replaced.
D - Deficiency.
Some cracks were noted that are minor in nature. Small
settlement cracks are a common occurrence and can be
repaired, providing that the settlement has stopped.

Bedroom(s) #3
Windows #3

D - Deficiency.
We noted insulated glass windows with defective seals. This
means air has leaked in-between the two panes and the fogging
and/or water found will always be present. Windows in this
condition lose much of their insulating factor and they should
be replaced.
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