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PROPERTY INSPECTION REPORT 
 

Prepared For: Client Confidential   
 (Name of Client)  

Concerning: Address Confidential  
 (Address or Other Identification of Inspected Property)  

By: Chuck Evans (#7657)  July 00, 2014  
 (Name and License Number of Inspector) (Date) 

   
   

PURPOSE, LIMITATIONS AND INSPECTOR / CLIENT RESPONSIBILITIES 

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 carefully 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 (Sections 535.227-535.233 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 turn on decommissioned equipment, 

systems, utility services or apply an open flame or light a pilot to operate any appliance. The inspector is NOT required to 

climb over obstacles, move furnishings or stored items. The inspection report may address issues that are code-based or may 

refer to a 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 shall indicate, by checking the appropriate boxes on the form, whether each item was inspected, 

not inspected, not present or deficient and explain the findings in the corresponding section in the body of the report form. 

The inspector must check the Deficient (D) box if a condition exists that adversely and materially affects the performance of 

a system or component or constitutes a hazard to life, limb or property as specified by the TREC Standards of Practice. 

General deficiencies include inoperability, material distress, water penetration, damage, deterioration, missing components, 

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 may be considered life-safety upgrades to the property. For more information, refer to Texas Real Estate 

Consumer Notice Concerning Recognized Hazards or Deficiencies below. 

THIS PROPERTY INSPECTION IS NOT A TECHNICALLY 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 

ACTIONS, 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.

http://www.trec.state.tx.us/
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Evaluations by qualified tradesmen may lead to the discovery of 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. 

TEXAS REAL ESTATE CONSUMER NOTICE CONCERNING HAZARDS OR DEFICIENCIES 

Each year, Texans sustain property damage and are injured by accidents in the home. While some accidents may not be 

avoidable, many other accidents, injuries, and deaths may be avoided through the identification and repair of certain 

hazardous conditions. Examples of such hazards include: 

 malfunctioning, improperly installed, or missing ground fault circuit protection (GFCI) devices for electrical 

receptacles in garages, bathrooms, kitchens, and exterior areas; 

 malfunctioning arc fault protection (AFCI) devices; 

 ordinary glass in locations where modern construction techniques call for safety glass; 

 malfunctioning or lack of fire safety features such as smoke alarms, fire-rated doors in certain locations, and 

functional emergency escape and rescue openings in bedrooms; 

 malfunctioning carbon monoxide alarms; 

 excessive spacing between balusters on stairways and porches; 

 improperly installed appliances; 

 improperly installed or defective safety devices; and 

 lack of electrical bonding and grounding. 

To ensure that consumers are informed of hazards such as these, the Texas Real Estate Commission (TREC) has adopted 

Standards of Practice requiring licensed inspectors to report these conditions as “Deficient” when performing an inspection 

for a buyer or seller, if they can be reasonably determined. 

These conditions may not have violated building codes or common practices at the time of the construction of the home, or 

they may have been “grandfathered” because they were present prior to the adoption of codes prohibiting such conditions.  

While the TREC Standards of Practice do not require inspectors to perform a code compliance inspection, TREC considers 

the potential for injury or property loss from the hazards addressed in the Standards of Practice to be significant enough to 

warrant this notice. 

Contract forms developed by TREC for use by its real estate licensees also inform the buyer of the right to have the home 

inspected and can provide an option clause permitting the buyer to terminate the contract within a specified time. Neither the 

Standards of Practice nor the TREC contract forms require a seller to remedy conditions revealed by an inspection. The 

decision to correct a hazard or any deficiency identified in an inspection report is left to the parties to the contract for the sale 

or purchase of the home. 

 
ADDITIONAL INFORMATION PROVIDED BY INSPECTOR 

This report has been prepared for the exclusive use of the client named on the first page.  This inspection report 
is the sole property of HomeCert, LLC and the client requesting and paying for same. This report will be 
distributed to other persons, only at the request of the client. This inspection is not transferable to any other party 
and HomeCert, LLC assumes no liability for such use. HomeCert, LLC retains all rights to the content of this 
report. 
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Dear Client Confidential, 

The following report contains the details of the inspection that we performed on the above property on your 
behalf. We have strived to be detailed in our inspection and document our findings in a manner which is readily 
understandable to you. The report will identify many defects, both large and small. We advise focusing on those 
items which have the greatest significance to you. We have provided some advice for how to approach prioritizing 
findings in the article "What Really Matters in Your Houston Home Inspection", which is available on our website. 
We have also attempted to emphasize those items which we believe may be of the greatest importance to you. 
However, because every homebuyer's situation and needs  are unique to them, we strongly advise that you read 
the report in its entirety to determine which items are most important to you. You may always contact us to 
discuss the potential implications of any given defect. 

Your inspector conducts a visual, non destructive inspection of the property. This report reflects the inspector’s 
observations and opinion of the accessible features of the property at the time of inspection. Not all conditions 
may be apparent the time of the inspection due to weather conditions, inoperable systems, and inaccessibility.  
Neither HomeCert, LLC or the Inspector is responsible or liable for the non-discovery of any patent or latent 
defects or other conditions of the property, or any conditions which may occur or become evident after the time of 
the inspection. The inspector is not an insurer and makes no warranty against defects in the building 
improvements, systems or components of the property.   

The inspection and report do not include code compliance certification, mold investigations, environmental 
hazards, Chinese drywall detection, indoor air quality analysis, municipal regulatory compliance, subsurface 
investigation, or record research related to this property. This inspection excludes all underground piping including 
but not limited to water, sewer and gas piping. Detached structures, other than the primary garage are not 
inspected except by special prior arrangement. 

Texas law allows only persons who possess a valid “Structural Pest Control Business License” to inspect or make 
reports with respect to pest infestations including wood destroying insects and other organisms such as fungus 
(causing wood rot). This report is not a termite inspection and no responsibility is assumed for any damage 
caused by wood-destroying organisms. 

We strongly recommend visually rechecking the property for previously hidden defects or deficiencies 
immediately prior to closing, after the previous resident’s belongings, builder’s materials, etc. have been removed. 
We have included a pre-closing checklist to assist you in conducting your final pre-closing walkthrough. 

Assessment and prioritization of repair items is subjective. Only you, the client, can determine what observed 
conditions are acceptable to you. 

We appreciate having this opportunity to serve you and hope that you find this report both informative and useful. 

Thank you for trusting us with your inspection needs. 

 

 Sincerely, 

   

 Chuck Evans (TREC #7657)  

 Owner, HomeCert, LLC  

http://homecert.com/WhatReallyMatters.htm
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Property Description: 

Two story, wood framed, single family home supported on a monolithic concrete slab on grade foundation with 
stucco veneer, asphalt composition roof and attached garage. 

For reference purposes in the report the home is considered to face North    

 

Inspection Conditions: 

Weather Conditions:  Fair  Cloudy  Rain Temperature ~86-96° F 

Present at inspection:  Client  Buyer Agent  Seller/Builder  Listing Agent 

Building Status:  Occupied  Vacant  Vacant with contents  

Utilities:  All on  No electricity  No water  No gas 

 

Inaccessible or Obstructed Areas: 

 Below floor coverings  Behind, under furniture or stored items 

 Walls, ceilings covered or freshly painted  Attic contains areas with limited access 

 Stored items in garage   Areas behind sheetrock, insulation, cabinets 

 Stored items in closets  Wood framing and materials covered by siding 

 Stored items in attic  Crawl space areas were inaccessible 

 

Note: Photographs accompanying comments in this report should be considered to be examples of the item or 
condition being described. Not every instance of an item or condition are necessarily represented with individual 
photographs.   
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Thermal Imaging: 

Note: A portion of this inspection involved the use of a Thermal Imaging Radiometer to survey portions of the 
interior and/or exterior of the structure looking for anomalies which might indicate issues with moisture, electrical 
components or the building thermal envelope. Any observed anomalies, when possible, are further investigated 
using appropriate methods and tools to verify the nature of the exception. Thermography is not x-ray technology 
and cannot "see" inside walls. Moisture must be present at the time of the inspection to be detected using infrared 
thermography. During dry periods, building materials can dry out and moisture may not be detectable, even 
though a leak may still be present. Electrical issues may not be detectable under light electrical loads. Detection 
of building thermal envelope issues is dependent on weather conditions and the ability of the HVAC system to 
establish and maintain adequate temperature differential between conditioned and unconditioned areas.  

Be advised that a thermal scan is not a substitute for indoor air quality (IAQ) testing for pollutants and/or potential 
bio-hazards, including mold. Thermal imaging does not detect mold. If the client is concerned about the quality of 
indoor air or the presence of pollutants or bio-hazards, a qualified IAQ specialist should be consulted.  

 

  

Reading a thermal image:  

In this sample image, warmer temperatures are represented by lighter colors, 
cooler temperatures by darker colors. The temperature span and color pallet 
that the thermographer used for the image is shown on the right. 

 
Thermographer: Chuck Evans 
Certification: Level-III SNT-TC-1A (# 8402) 
Imager Model: FLIR T400 (320x240 FPA, 7.5–13 μm) 
Imager Serial: 453000733 
Imager Sensitivity: < 0.05°C @ +30°C (+86°F) / 50 mK 
Imager FOV: 25° × 19° 
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For purposes of this report, all directions (left, right, rear, etc.) are taken from the viewpoint of an observer standing in 
front of the building or object and facing it. Where appropriate for clarity, directions will be described by cardinal 
direction (e.g., north, east, southeast, etc.). 

Key to Comment Symbols 

 Informational. Requires no action. 

 Observation. May indicate a defect which should be monitored or repaired. 

 Defect. Often indicates an item that typically warrants repair. Note: we recommend using properly licensed 

and qualified tradespersons for repairs. 

 Safety related item. Used to indicate what the inspector believes to be a significant safety related issue 

Note: most items in an inspection report are in some way safety related. The absence of this symbol does 
NOT indicate that the item has no safety implications or that it is safe to ignore. Final assessment is up to 
the client. 

 Item that should be addressed at some time in the future or as a part of a regular maintenance/service 

schedule. 

I. STRUCTURAL SYSTEMS 

    A. Foundations  

 
Type of Foundation(s): 

 Slab on grade    Pier and beam 

  Post tension     Entered 

      Viewed from opening 

      Not accessed 

Comments: 
 

Overview:  

A home’s foundation is typically comprised of poured concrete and/or lumber and is often 
built in a slab or pier and beam configuration. Regardless of its construction, the primary 
purpose of the foundation is to provide a stable base to support the entire structure of the 
building and its contents, and to transfer that weight to the ground. Any improper 
movement of the foundation, especially differential movement, can have a detrimental 
impact to all of the home’s structural systems. 

 
Method of Inspection:  

The inspector will conduct a visual inspection looking for typical indicators of structural 
distress. The inspector will form his opinion of foundation performance, based on the 
presence, number and severity of these indicators. The inspector does not utilize 
specialized measurement tools, except when specifically indicated within the report.  

The inspector will also report visible deteriorated components, exposed reinforcement, 
inadequate crawlspace ventilation and other detrimental conditions. 
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Limitations: 

Inspection of foundations is limited to visual observation of accessible interior and exterior 
structural components.  The inspector does not perform any engineering studies or 
measurements. Factors which could obscure potential conditions affecting the foundation 
and preclude accurate assessment of its performance include, but are not limited to: 
painting, repairs, concealed areas behind walls, floor coverings, furniture, landscaping, 
patios, decking, high soil, heavy vegetation, etc. Conditions at the time of the inspection 
(e.g., drought vs. high moisture) may make distress indicators more or less visible at the 
time of the inspection (e.g., certain distress indicators may be readily visible during 
drought conditions, but not readily detectable during rainy periods). 

Crawlspaces with inadequate access, pooling water, sewage, loose or exposed wiring, 
etc. will not be entered. 

 
Performance Opinion:  

 
 Based on visible evidence it is the inspector’s opinion that the foundation was 

performing as intended at the time of inspection. Although no damage was observed at 
the time of the inspection, No warranty against future movement can be made. 

 
Observed Conditions:  

 
 Soil conditions in this area are known to be unstable. We recommend a program of 

conscientious watering of the soil in close proximity to the foundation to maintain 
consistent soil moisture content around the entire perimeter and throughout the seasons 
to help minimize foundation movement caused by soil expansion and contraction. 

 

    B. Grading and Drainage 
Comments: 

 
Overview:  

Proper grading and drainage is important to maintaining proper foundation performance, 
preventing water penetration, avoiding wood rot and preventing conditions which are 
conducive to wood destroying insect intrusion and mold growth. 

 
Method of Inspection:  

Inspection of the home grading and drainage is done via visual observation of the site 
around the structure. The inspector will look for visible performance deficiencies and 
configuration issues affecting drainage around the foundation including surface grade, 
swales, retaining walls, rain gutter systems, etc. Any visible conditions or symptoms 
which indicate a situation which may adversely affect the foundation or indicate water 
penetration are reported.  

 
Limitations: 

Inspection of grading and drainage is limited to visual observation of surface grading and 
drainage issues around the foundation.  The inspector does not perform any engineering 
studies or measurements; inspect or assess efficacy: of retention ponds, underground 
drainage systems, gutter system sizing; evaluate neighboring sites, soil hydrology, 
underground water sources. Checking of flood maps, municipal drainage systems, etc is 
beyond the scope of the home inspection. No soil, topographical or flood plain studies are 
performed. 
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Observed Conditions:  

 
Surface Drainage:  

 
 Soil grade and drainage patterns around some areas of house do not appear to 

properly direct water away from foundation to aid in controlling runoff water. 

 

 
 Drainage swale is not continuous at southwest The drainage swale must be kept 

clear and continuously sloped in order to drain water properly. 
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Gutters & Downspouts:  

 
 Gutters contain debris. 

 
 One or more sections of gutter 

hold standing water. 

 
 Gutter partially detached / multiple 

hanger brackets pulled loose (front at 
east side) 
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    C. Roof Covering Materials 

 
Types of Roof Covering:  

 Asphalt comp shingle  Metal   Tile   Roll 

 Wood shingle   Torch down   Tar & gravel  Other 

 
Viewed from: 

 Roof top  Ladder  Ground 

Comments: 
 

Overview:  

The roof is a complex system comprised of many components that must work well 
together to provide weather protection for the house. The major elements in this system 
include the roofing or roof covering (shingles, tile, membrane), the underlayment 
(impregnated felt or paper, ice and water shield), metal flashing (lead, copper, aluminum, 
galvanized steel), sheathing (plywood, OSB, dimensional lumber boards), and the roof 
rafters themselves. 

 
Method of Inspection:  

The roof covering is inspected via visual observation of the roof and related components, 
including: the roof covering itself, visible flashings, penetrations and management of roof 
water runoff. If the inspector determines that the roof is accessible and safe to walk on, 
without risking injury or damage to the roof, he will generally perform the inspection by 
walking the roof surface. If conditions are not conducive to walking the roof, he will 
inspect the roof from a ladder or the ground, using binoculars, as needed. 

 
Limitations: 

Roof inspections are limited to visual observation of accessible surfaces. The roof is 
inspected from the roof level, only if it can be done safely and without damaging the roof. 
Certain types of damage and/or poor workmanship (e.g., improper fastening, 
manufacturer defects, etc.) may not be apparent during a non-invasive, visual inspection. 
As such, the inspector cannot guarantee that the roof will be free of leaks, nor can the 
inspector determine the remaining service life of the roof covering. If defects are reported 
and/or you have concerns about remaining life expectancy, insurability or potential for 
future problems, we recommend consulting with a qualified roofing specialist. 



Report Identification: 140715CE1-Sample Final Report.doc 

 

I=Inspected NI=Not Inspected NP=Not Present D=Deficient 

I NI NP D  
 

 
REI 7-3 (Revised 05/2013)   

Page 12 of 70 

 
Observed Conditions:  

 
Roof Covering:  

 
 Observed damaged areas of roof 

that need attention, including but not 
limited to: torn or damaged shingles; 
nail holes from removed toe boards, 
etc. Accessible areas have been 
marked with chalk. 

 
 Observed scuffed / damaged 

shingles on roof, northeast. Probably 
due to foot traffic. Scuffing the mineral 
surface off of a composition shingle 
exposes the asphalt to ultraviolet light 
which causes it to deteriorate and can 
greatly reduce the life of the shingle. 

ip 
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 Exposed fasteners (e.g., nail heads) observed on roof. All exposed fasteners should 

be sealed with caulk to prevent water penetration. 
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 Observed numerous staples penetrating the roof at multiple locations. Staples should 

be removed and penetrations sealed with roofing caulk. 
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Roof Flashings and Penetrations:  

 
 Lower side of drain waste vent 

flashing is not sealed down, wind 
driven rains can cause water 
penetration. 

 
 Drip edge flashing mangled / 

deformed at front east side. 

 
 Storm collars should be caulked 

on all house and water heater vent 
pipes. 

  
Evidence of Roof Water Penetration:  

 
 No evidence of water penetration observed at the time of inspection. 
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    D. Roof Structures & Attics 

 
Viewed from: 

 Accessible portions of attic  Attic opening  Other 

Comments: 
 

Overview:  

In this climate, the three most important factors affecting energy efficiency are conduction, 
radiant solar heat gain, and infiltration gains and losses. Conduction (or direct heat gain 
or loss through the walls and ceiling) is primarily controlled by insulation. Infiltration loss 
or gain (drafts or air leakage) is controlled by caulking and weather stripping. Solar heat 
gain is controlled by the external shading of windows exposed to the sun or reflected sun. 

 
Method of Inspection:  

Inspection of the roof structure and attic is performed via visual observation of this areas 
and components which can reasonably and safely accessed. Areas and components 
which are inaccessible are noted. Signs of water penetration, A/C or plumbing leaks will 
be noted as will deficiencies in framing, access, insulation and ventilation. 

 
Limitations: 

Almost all attics have spaces which are inaccessible to inspection, whether due to stored 
items, ductwork, mechanical equipment, roof structural components, roof geometry (e.g., 
eaves). Areas which cannot be readily or safely accessed are not inspected. 

 
Observed Conditions:  

 
 Not all areas of the attic were accessible to inspection, including but not limited to: 

outer portions of eaves. 
 

Roof Framing:  

 Conventional wood rafters  Engineered truss  Other 

 
 Observed apparent animal scat at one of more areas of the attic, including but not 

limited to: main attic (not all areas may be readily detectable). Recommend removal 
and./or thorough disinfectant of all contaminated surfaces and materials. Also observed 
toilet paper left in attic, possible indication of human defecation (not observed)  
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 One or more open chases extend through the attic space with no fireblocking or 

insulation. Recommend sealing/fire stopping and insulating over all open chases in attic 
down to living area below. These open chases also allow unconditioned attic air to 
circulate into uninsulated interior wall spaces having a detrimental affect on comfort and 
energy consumption. Portions of the exposed interior wall below are not insulated and 
space between joists may not be draft staopped. (Ref: IRC Section R302.11 Fireblocking) 
"In combustible construction, fireblocking shall be provided to cut off all concealed draft 
openings (both vertical and horizontal) and to form an effective fire barrier between 
stories, and between a top story and the roof space."  
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Attic Insulation:  

 Approximate Average Depth of Insulation: 14 inches. 

  Blown  Batt   Radiant barrier  Insulation backer 

 The following table illustrates typical R-values per inch for most commonly used 

insulation types. 
 

Insulation type  R-value per inch  

Fiberglass blanket or batt  2.9 to 3.8 (use 3.2) 

High performance fiber glass blanket or batt 3.7 to 4.3 (use 3.8) 

Loose-fill fiber glass 2.3 to 2.7 (use 2.5) 

Loose-fill rock wool 2.7 to 3.0 (use 2.8) 

Loose-fill cellulose 3.4 to 3.7 (use 3.5) 

Expanded polystyrene board 3.6 to 4 (use 3.8) 

The attic space in a home in Texas is the most important area for insulation. Attic floor 
insulation should be at least R-30, however for best energy efficiency R-38 is preferable. 
A properly installed radiant barrier system can significantly reduce attic temperatures. 

 
 Noted insulation deficiencies such as: insulation missing, improperly positioned, 

packed down in areas, etc. Deficiencies were noted visually and / or with the use of 
thermal imaging. Some noted deficiencies may be relatively small and located in 
inaccessible areas.  
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Laundry area 
northwest corner 

Dining room at 
garage 

Above rear 
stairs 
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Entry hall 

Garage adjacent 
dining room  

Garage southeast 
corner 
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Master closet 
niche ceiling at 

front 

Master bathroom 
northwest corner 

Master bedroom 
at rear - full 

width 
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Air leakage through bottom 
plate at gameroom above 
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 Excess materials / junk should not 

be stored on top of insulation. 
Disturbed and compressed insulation 
has reduced R-value. 

 
 Missing required insulation 

retainers at one or more attic openings 
(multiple) to prevent loose fill insulation 
from spilling out of the attic when the 
access is opened. Does not conform to 
current building standards. (Ref: IRC 
Section NII02.2.3 Access hatches and 
doors.) Access doors from Conditioned 
spaces to unconditioned spaces (e.g., 
attics and crawl spaces) shall be 
weatherstripped and insulated to a 
level equivalent to the insulation on the 
surrounding surfaces. Access shall be 
provided to all equipment which 
prevents damaging or compressing the 
insulation. A wood framed or equivalent baffle or retainer is required to be provided 
when loose fill insulation is installed, the purpose of which is to prevent the loose 
fill insulation from spilling into the living space when the attic access is opened 
and to provide a permanent means of maintaining the installed R-value of the loose 
fill insulation. 

 

 

  

Chase 2
nd

 floor east 
bedroom closet at front 

wall 



Report Identification: 140715CE1-Sample Final Report.doc 

 

I=Inspected NI=Not Inspected NP=Not Present D=Deficient 

I NI NP D  
 

 
REI 7-3 (Revised 05/2013)   

Page 25 of 70 

 
Attic Access (Stairs, Openings and Walks):  

  
 Attic pull down ladder frame is not 

properly shimmed / supported in attic 
opening or the rough opening is 
improperly sized (all three accesses). 
Open gap places excessive stress on 
fasteners. Risk of failure. 

 
 Excess building materials, debris, 

junk, trash, etc. on attic service walk 
presents a hazard to persons servicing 
equipment and a liability to the 
homeowner. Service walks should be 
cleared of obstructions. 

 
 Floor decking in some areas of 

attic is not rated for use as flooring at 
the existing joist span or is not properly 
supported over joists and/or secured in 
place. One or more areas where 
stepping on ends of boards can result 
in flooring bowing down, collapsing or 
popping up. 
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 Protruding nails in the service 

platform present a hazard to persons 
accessing the attic (west attic). 

  
Attic Ventilation:  

 Adequate and proper ventilation of conventional attics is vital to moisture 

management and temperature management, both of which can have a significant impact 
on the longevity of roof system components. Most Houston area homes are designed with 
a balanced ventilation system (i.e., split between the upper and lower portions of the 
roof). There are minimum requirements for the amount of ventilation required for a roof. 
One of the most common defects that we encounter in the Houston area is inadequate 
and improper (i.e., mixed, incompatible types) ventilation at the upper portion of the roof. 
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 There appears to be an 

inadequate amount of soffit or roof 
ridge venting to allow proper 
ventilation of attic. Inadequate attic 
ventilation contributes to larger utility 
bills as well as shortened roof life.  

The inspector estimates the total 
amount of  installed ridge vent is 
approximately 40 linear feet total 
venting on an estimated 4,600 square 
foot combined attic area. In order to 
achieve the minimum ratio of 1:600 
NFVA (Net Free Ventilated Area) to 
attic area, AirVent Inc. specifies that a 
minimum of 74  linear feet of ridge vent would be needed. Several independent attic 
areas have negligible or no ventilation at all on the upper portion of the roof 

It is the inspector's opinion that due to the design of the roof, there is not enough ridge to 
adequately ventilate the attic using ridge vents (Note: ridge vents should not be mixed 
with other types of vents, such as static or power vents on the same roof) 

 

 

  

No 
ventilation 
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4linear feet of ridge adequate for only 250 sqft attic 
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    E. Walls (Interior and Exterior) 
Comments: 

 
Overview:  

Walls are typically comprise of 2x wood framing, anchored to the foundation. Wood frame 
walls are typically covered in sheetrock on interior finished surfaces. Exterior walls are 
clad on the exterior with a weather resistant barrier (WRB) and a finish system 
(sometimes the finish system includes the WRB). Beyond dividing the space and 
concealing plumbing, ducts, wiring, etc. the walls and partitions of a house perform 
several important functions including: supporting ceilings, upper floors and the roof 
transferring those loads to the foundation; forming part of the thermal envelope, weather 
and wind protection; fire separation. 

 
Method of Inspection:  

Inspection of interior and exterior walls focuses on structural performance, water 
penetration, thermal, and fire separation issues. The condition of surface finishes and 
cosmetic blemishes are typically not noted, except where they may contribute to or be 
symptomatic of other problems.  

 
Limitations: 

Areas enclosed within finished walls, the WRB and concealed flashing details such as at, 
doors, windows, brick ledges, etc. are not accessible and cannot be directly inspected. 
Home furnishings, artwork, personal items, heavy foliage, etc. can obscure damage, 
water stains, prior repairs etc., and may prevent detection of deficiencies in these areas. 

No moisture testing is performed, unless specifically indicated in the report. No mold or 
indoor air quality (IAQ) tests are performed, The inspector is not qualified or certified to 
perform such evaluations.  The client should be aware that various fungi, molds and 
mildew can flourish in environments subject to water intrusion events and areas of 
excessively moist or humid conditions. A growing concern for some clients includes the 
possible adverse effect on indoor air quality and the potential for related health hazards. If 
concerned, the client is advised to contact a qualified IAQ Professional for further 
evaluations of this property. 

Texas law allows only persons who possess a valid “Structural Pest Control Business 
License” to inspect or make reports with respect to pest infestations including wood 
destroying insects and other organisms such as fungus (causing wood rot). This report is 
not a termite inspection and no responsibility is assumed for the presence of or any 
damage caused by wood-destroying organisms. We advise our clients to have a 
structural pest inspection performed by a qualified, licensed pest control specialist. 

The inspector does not move or climb over furniture or stored items to inspect behind 
them. 

 
Observed Conditions:  

 
Interior Walls:  

 
 No significant deficiencies or anomalies noted at the time of inspection. 
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Exterior Walls:  

Surface:  

  Brick veneer  Stone  Stucco  EIFS 

  Wood  Vinyl   Fiber-Cement (e.g., Hardi-plank) 

  Metal  Fiber-board  Other 

Note: The term Hardie-Plank may be used in this report as a generic reference to fiber-
cement type siding and trim rather than the James Hardie brand product specifically. 

 
 Observed potential rodent entry 

point at front eave. Recommend 
sealing. 
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 All cracks or penetrations in stucco siding should be sealed to prevent water 

penetration. Recommend sealing / caulking around all cracks and exterior siding 
penetrations including but not limited to light fixtures, electrical outlets/service panels, A/C 
disconnects, lights, dryer vent, bath vents, etc.  

 

 
 Observed stucco finish installed 

directly up against windows and/or 
doors. This method is inferior and does 
not provide for effective caulk sealing 
between the window casing and 
stucco siding. Preferred method 
involves installing self-furring lath or 
casing bead 3/8 inch from the window 
opening and filling the space with a 
backer rod and caulk type sealant. 
Please see copies of TLPCA Resource 
Guide  installation notes and details / 
diagrams for additional information. 
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 Stucco improperly terminates on 

top of and in contact with the slab at 
the front windows. Inadequate space 
and / or missing weep screed at base 
of stucco. Moisture cannot escape and 
may be wicked up into the substrate 
causing wood rot / damage. 
“Corrosion-resistant weep screed or 
plastic weep screed, with a minimum 
vertical attachment flange of 3 ½  
inches shall be provided at or below 
the foundation plate line on exterior 
stud walls in accordance with ASTM C 
926. The weep screed shall be placed 
a minimum of 4 inches above the earth 
(we recommend a minimum of 6 inches) or 2 inches  above paved areas and shall be of a 
type that will allow trapped water to drain to the exterior of the building.”  (Ref: IRC 
Section R703.6.2.1 Weep screeds). 

 

   
 Stucco improperly sealed to 

flashing over garage door header 
sealing moisture within the drainage 
plane. Unsealed nails through the 
drainage plane may permit water 
damage to the header. 
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Evidence of Water Penetration:  

 
 No evidence of water penetration observed at the time of inspection. 

  

    F. Ceilings and Floors 
Comments: 

 
Method of Inspection:  

Inspection of ceilings and floors focuses on structural performance and water penetration 
issues. The condition of surface finishes and cosmetic blemishes are not noted, except 
where they may contribute to or be symptomatic of other problems.  

 
Limitations: 

Areas concealed within finished spaces are not accessible and beyond scope of the 
inspection. Home furnishings, rugs, artwork, personal items, etc. can obscure damage, 
water stains, prior repairs etc., and may prevent detection of deficiencies in these areas 

No moisture testing is performed, unless specifically indicated in the report. No mold or 
indoor air quality (IAQ) tests are performed, The inspector is not qualified or certified to 
perform such evaluations.  The client should be aware that various fungi, molds and 
mildew can flourish in environments subject to water intrusion events and areas of 
excessively moist or humid conditions. A growing concern for some clients includes the 
possible adverse effect on indoor air quality and the potential for related health hazards. If 
concerned, the client is advised to contact a qualified IAQ Professional for further 
evaluations of this property. 

Texas law allows only persons who possess a valid “Structural Pest Control Business 
License” to inspect or make reports with respect to pest infestations including wood 
destroying insects and other organisms such as fungus (causing wood rot). This report is 
not a termite inspection and no responsibility is assumed for any damage caused by or 
the presence of wood-destroying organisms. We advise our clients to have a structural 
pest inspection performed by a qualified, licensed pest control specialist. 

The inspector does not move or climb over furniture or stored items to inspect behind 
them. 
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Observed Conditions:  

 
Ceilings:  

 
 Observed indication of water penetration, staining and/or damage to the interior at 1

st
 

floor center hall east side (the client reports that a duct was abandoned in this area). 
Testing with a moisture meter indicated elevated moisture  levels at these locations at the 
time of inspection (i.e., these areas were wet). 

 

 

 Floors:  
 

 Poor transition between carpeted and tile floors of different heights at one or more 

bathrooms, potential trip hazard. 
 

 Recommend relocating floor tiles stored in attic to protect from physical damage.  

These tiles may be the only perfect match in event tile repairs are needed in future. 
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    G. Doors (Interior and Exterior) 
Comments: 

 
Overview:  

Interior door serve primarily to separate space and provide privacy, while exterior doors 
also serve important security, egress, and water penetration prevention functions. Exterior 
doors and doors separating conditioned and unconditioned spaces also form a part of the 
building thermal envelope. Doors separating the garage form the house form part of the 
essential fire separation between the garage and the house. Garage vehicle doors are 
typically the largest, heaviest moving component in the home. Due to their size they may 
be subject to very high loads during hurricane force winds. 

 
Method of Inspection:  

Interior and exterior doors are inspected for proper functioning, including latches and 
locking mechanisms. Exterior doors are also inspected for signs of water damage and 
penetration as well as functional weather-stripping.  Garage doors are inspected for 
proper operation, including safety devices for spring failure and those for automatic 
operators. 

 
Limitations: 

Doors which are obstructed by furnishings or stored items may not be accessible to 
inspection The inspector does not move furniture or stored items to inspect behind them. 
Interior doors which are locked and exterior doors which have no readily available key 
may not be opened. 

 
Observed Conditions:  

 Interior Doors:  

 
 One or more locks were inoperable (2

nd
 floor rear bedroom). 

 Exterior Doors:  
 

 Auto / self closing device on door between house and garage does not close door 

completely. Needs adjustment to operate properly. Washer fell out of hinge. 
 

 Exterior door missing one or more manufacturer supplied long screws that secure the 

hinge to the jamb and the jamb to the wall framing (rear). 

 Garage Doors:  
 

 No significant deficiencies or anomalies noted at the time of inspection. 
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    H. Windows 
Comments: 

 
Overview:  

Windows provide essential light and ventilation and are an important aesthetic component 
of the home. Window frames may be composed of many different materials, most 
common among them vinyl, aluminum and wood each of which has  its own unique 
advantages and drawbacks. Windows form one of the most vulnerable parts of the 
building weather and thermal envelope and are very frequently improperly installed. 
Windows are also part of the building security perimeter and often constitute emergency 
egress routes in sleeping rooms or basements. Windows themselves may pose hazards 
(e.g., human impact, walk-through, child falls) when the wrong type of window is installed 
in the wrong location. 

 
Method of Inspection:  

Windows, where accessible, are inspected for proper functioning, including latches and 
locking mechanisms. Broken panes, broken thermal seals, missing or damaged screens 
and caulking deficiencies are noted. Safety issues including lack of safety glass in 
required locations and egress issues in sleeping areas are also noted. Windows which 
have been painted shut or do not open with reasonable force, as determined by the 
inspector, will be designated as non-functional. 

 
Limitations: 

Windows which are obstructed by furnishings or stored items may not be accessible to 
inspection The inspector does not move or climb over furniture or stored items to inspect 
behind them. Storm windows, awnings, shutters, shades, blinds, etc. are not inspected. 
The inspector does not remove screws, nails, screws and clamp-on type locks to test 
windows. 

Windows are commonly installed improperly. They can and often do leak. Once interior 
and exterior wall finished materials have been installed, it is impossible to determine if a 
window has been installed properly. The inspector is limited to looking for secondary 
signs of moisture penetration at windows in finished homes. 

 
Observed Conditions:  

 
Window Materials: 

  Aluminum   Wood  Vinyl   Other 

Window Operation: 

  Double hung   Single hung  Fixed  

  Sliding    Casement  Awning  Other 

 
 One or more screens are missing or damaged (master bedroom). 
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    I. Stairways (Interior and Exterior) 
Comments: 

 
Overview:  

Falls are the number one cause of home injury deaths in America. Falls on or from stairs 
or steps are the leading known cause of death due to residential falls. Over the years, 
many building standards have been established for various types of stairways to improve 
overall safety and reduce the potential for injuries. 

 
Method of Inspection:  

Interior and exterior stairways are visually inspected for deficiencies involving railings, 
balusters, spindles, guards, treads, risers, lighting, clearance. Defects observed in the 
visible portions of these components are noted in the report.  

 
Limitations: 

The inspector does not exhaustively measure every stairway component. Certain 
components of stairways in finished homes are typically enclosed in finish materials and 
are not accessible to visual inspection. Elevators are NOT inspected. 

 
Observed Conditions:  

 Interior Stairs:  
 

 Stair and / or balcony railing is not 

secure or not sturdy in one or more 
locations (top of front staircase. The 
railing should be able to withstand 
200lbs of lateral force (Ref: IRC 
Section R301.5 Live load). The 
minimum uniformly distributed live load 
shall be as provided in Table R301.5 - 
Guardrails and handrails

d
 200 (

d
A 

single concentrated load applied in any 
direction at any point along the top). 
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    J. Fireplaces and Chimneys 
Comments: 

 
Overview:  

Heating fires account for 36% of residential home fires in rural areas every year. Although 
fireplaces in most Houston area homes are used more for aesthetic value than as primary 
heating sources, they still may present several safety hazards including: fire, burns and 
carbon monoxide poisoning. There are many building and manufacturer safety standards 
for fireplaces, chimneys and fireplace appliances. 

 
Method of Inspection:  

Inspection of fireplaces and chimneys focuses on observation of visible and accessible 
components of the firebox, hearth extension, fuel source, combustion air source, doors, 
circulating fan, lintel, damper, flue, fire blocking at attic penetration, chimney crown, cap 
and spark arrester. Defects observed in the visible portions of these components are 
noted in the report. No testing of the draft performance is performed 

 
Limitations: 

Special equipment and methods are needed to thoroughly inspect the interior of a 
chimney or fireplace vent. Typically only a small portion of the interior is visible to the 
home inspector. Thorough inspection of chimneys, flues, liners and vents can only be 
carried out by a qualified chimney sweep. 

We strongly recommend that prior to using any solid fuel burning fireplace or appliance 
that the client first has the unit thoroughly inspected, and if necessary cleaned, by a 
qualified, licensed chimney sweep. 

 
Observed Conditions:  

 
Fireplace:  

Construction:  

  Metal  Masonry   Listed appliance  

Fuel Source: 

  Gas log  Gas log lighter  Wood  Other 

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  
Chimney:  

 
 The inspector's ability to perform an interior examination of the flue is very limited. 

Much of the interior of the chimney is concealed from view without special equipment. A 
comprehensive examination can only be made by a qualified and fully equipped chimney 
sweep.  
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    K. Porches, Balconies, Decks and Carports 
Comments: 

 
Method of Inspection:  

Porches, decks and carports are visually inspected for structural defects and safety 
deficiencies. Outbuildings and detached structures other than the primary garage are not 
inspected except by special prior arrangement. 

 
Observed Conditions:  

 
 Observed typical cracks in walkways, driveway and/or garage concrete. 

  

    L. Other 
Comments: 

 
 Cabinet door not secure at hinge in 2

nd
 floor south bathroom. 

 
 Hole through cabinet rear at 

cabinet adjacent to cooktop. 

 

Not the access 
for the gas valve 
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 Granite countertop in kitchen 

observed without support where 
granite top overhangs 10 inches or 
more. (ref: IRC R102.4; Marble 
Institute of America; Residential Stone 
Countertop Installation Manual) 8.2 
Spans and Cantilevers. In designs 
where part of the countertop is 
spanning between supports, the length 
of the span shall be limited to 2'-0" 
(600 mm) for ¾" (20 mm) stone 
thicknesses and 3'-0" (900 mm) for 
1¼" (30 mm) stone thicknesses. In 
designs where the countertop is 
cantilevered beyond the supports 
(overhanging), the cantilever shall be 
limited to 6" (150 mm) for ¾" (20 mm) 
thick countertops and 10" (250 mm) for 
1¼" (30 mm) countertops, but in no 
case may the cantilevered portion 
represent more than 1/3 of the width of 
the countertop. Cantilevered 
countertops exceeding these 
dimensions will require corbelled 
supports beneath the stone. The 
exposed underside of cantilevered 
portions of countertops will be sawn or 
otherwise unfinished surfaces. NOTE: 
Stones of lesser soundness may 
require corbelled supports for 
cantilevers that are less than those 
specified herein. 
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II. ELECTRICAL SYSTEMS 

    A. Service Entrance and Panels 
Comments: 

 
Overview:  

A typical electrical system consists of three distinct components: (1) the electric service 
entrance, (3) the service/distribution panels and overcurrent protection, (3) the branch 
circuits. The service entrance brings power from the utility, to the meter and into the main 
panel. The feeders and main disconnect determine the capacity of the electric power 
available to the home. The distribution panel(s) divide the capacity amongst the various 
branch circuits and provides overcurrent protection to them. The branch electric circuits 
distribute the power throughout the home. 

 
Method of Inspection:  

The electrical service entrance and panels are visually inspected for discernable defects 
with the various components of the system including the service drop and entrance, 
grounding electrode system, feeders, panels, overcurrent devices, bonding, etc. Where 
possible, the cover of the service/distribution panel covers are removed to inspect the 
conditions within it. 

 
Limitations: 

Inspection of the electrical service system is limited to visible and accessible components 
of the entrance cable, meter box, service panel and the visible portions of the wiring. A 
large portion of the electrical system is hidden behind walls and ceilings and not all the 
conditions relating to these inaccessible areas can be known.. While some deficiencies in 
an electrical system are readily discernible, not all conditions that can lead to the 
interruption of electrical service, or that may be hazardous, can be identified though a 
visual inspection. Auxiliary electrical systems such as generators and transfer switches 
are not inspected. No assessment as to the adequacy of the service capacity relative to 
current or future consumption is performed. Length of embedded or buried equipment 
grounding electrodes cannot be determined by visual observation. No resistance 
measurement of equipment grounding electrodes is performed. Lightning arrestor 
systems and solar panels are not inspected. No assertion as to the insurability of the 
property is made. 

 
Observed Conditions:  

 
Service Entrance, Grounding and Bonding:  

 
 No significant deficiencies or anomalies noted at the time of inspection. 
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Main Service Panel: 

 The electrical system for this 

house consists of a single-phase, 
three-wire, 120/240-volt service 

Location: 

  Garage  Exterior 

  Closet*  Other* 

Main Breaker Capacity: 
 2x150 Amps 
Feeder Conductors: 
 Aluminum 2/0 AWG 

 

  
 Breakers are not properly identified with a legend or labeling is illegible. 
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Sub-Panel (Left): 

 Location: 

  Garage  Exterior 

  Closet*  Other* 

Main Breaker Capacity: 
 150 Amps 
Feeder Conductors: 
 Aluminum 2/0 AWG 

 
 Breaker is oversized per data plate on side of A/C unit. 

  
Sub-Panel (Right): 

 Location: 

  Garage  Exterior 

  Closet*  Other* 

Main Breaker Capacity: 
 150 Amps 
Feeder Conductors: 
 Aluminum 2/0 AWG 
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 No significant deficiencies or anomalies noted at the time of inspection. 

  

    B. Branch Circuits, Connected Devices, and Fixtures: 

 
Type of Wiring*: 

 Copper  Aluminum  Copper 120v & Aluminum 240v 

 3 Wire (grounded)  2 Wire (ungrounded)  Knob and tube (ungrounded) 

* where observed  

Comments: 

 
Overview:  

The branch electric circuits originate in the service/distribution panel(s) and distribute the 
power to the various points of use throughout the home (i.e., appliances, fixtures, outlets, 
switches/controls, etc). Electrical devices in a home typically use either 120 or 240 volt 
current. The major appliances such as clothes dryers, kitchen ranges, water heaters, air 
conditioners, and electric heating units require 240 volts. General-purpose circuits 
(lighting, outlets, etc.) require 120 volts. 

 
Method of Inspection:  

Inspection of the electrical distribution system is limited to the visible and accessible 
components of the distribution wiring, outlets, switches and connected devices. Visible 
deficiencies in wiring, outlets, controls, fixtures, etc are reported. The absence of required 
safety and protection devices and disconnects in required locations is reported. 

 
Limitations: 

Inspection of the electrical distribution system is limited to those portions which are visible 
and accessible. A large portion of the electrical system is hidden behind walls and ceilings 
and not all the conditions relating to these inaccessible areas can be known. While some 
deficiencies in an electrical system are readily discernible, not all conditions that can lead 
to the interruption of electrical service, or that may be hazardous, can be identified though 
a visual inspection. Security systems are not inspected. Low voltage and ancillary 
electrical systems such as low voltage lighting systems, landscape lighting, day/night and 
motion sensors, generators, communication, entertainment systems, etc. are not 
inspected. No load analysis or capacity / demand calculations of branch circuits are 
performed. 

 
Observed Conditions:  

 
Wiring and Disconnects:  

 
 Observed improper use of normal wire conductor colors.  Observed white wire used 

for other than grounded / neutral (A/C service Disconnects). When a white insulated 
conductor is used for other than a grounded conductor it should be permanently re-
identified (i.e., marked) with the appropriate color at both ends. 
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 A/C unit electrical disconnect 

wiring reversed,  line / load 
connections are backwards (east side, 
right unit).  Live electrical wiring to 
wrong side of electrical disconnect 
when power turned off at disconnect 
presents a shock hazard to service 
personnel and a potential liability to the 
homeowner. Recommend repair. 

  
Fixtures and Devices:  

 
 Lights found to be not functioning.  Possibly just a burned out bulb, but it could also 

be due to a broken fixture / switch or improper wiring.  Including but not limited to: exterior 
(rear), 1

st
 floor west bedroom closet, family room, 2

nd
 floor hall. 

 
 Observed open incandescent bulb type light fixture in clothes closet (1

st
 floor 

northwest closet) which is prohibited and is considered a potential fire hazard by today’s 
standards  (Ref: IRC 2003 Section E3903.11 Luminaires in clothes closets).  

 
 Ceiling fan speed control pull chain is out of reach in master bedroom. 

 
Outlets and Switches:  

 
 Outlets located in inaccessible areas (e.g., garage ceilings, exterior soffits, etc.) are 

not individually tested. 
 

 The purpose of a GFCI 

(Ground Fault Circuit Interrupt) 
circuit is to provide positive 
protection against a shock hazard 
since it will “trip” almost 
instantaneously, thus protecting 
you. Should a GFCI circuit 
interrupter “trip,” simply reset it for 
continuing operation. Periodically, 
you should test the GFCI circuit 
interrupter for proper operation by 
pressing the “Test” button. GFCIs 
are more sensitive than circuit 
breakers and provide far better protection for you in high-risk areas. 
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 Not all outlets in hazardous locations are protected with GFCI circuitry as required 

by current standards. Observed one or more of the following required locations that are 
not GFCI protected:  all bathrooms, all kitchen counter top and island outlets,  all exterior 
outlets, garage outlets, etc.  This condition is a recognized hazard and should be 
corrected by a qualified/licensed electrician. 

One or more outlets in the following locations were not protected: 

 Kitchen counter  Kitchen island 

 Bathrooms   Exterior 

 Garage   Garage ceiling   

 Wet bar (within 6 feet of outside edge of sink)   

 Laundry sink (within 6 feet of outside edge of sink) 

 Pool area   Spa / hot tub 

 Other: 

Note: The requirements for GFCI protection has evolved significantly over the years. We 
generally apply the latest iteration of the standard. As such, some areas may be indicated 
as defects, even though they may have been in compliance with the existing standard at 
the time of construction. 

 
   GFCI resets are located at 

laundry area, garage, 1
st
 floor ½ 

bathroom, master bathroom, master 
bathroom closet, kitchen. 

  
 Unknown control, mystery switch(s) found, probably for fan light kit. 

 
 Attic light switches are not labeled and not located within view of the light fixture. 

   
Smoke and Carbon Monoxide Alarms:  

 
 Smoke detectors are tested using the manufacturer supplied test button only. This 

inspection does not include testing units with actual smoke. 

We suggest that home buyers spend some time with the current owner or builder to 
further understand the operation of this system and, if possible, to obtain all 
manufacturer's literature. Also, keep in mind that most of these systems do require 
regular maintenance to assure proper and dependable operation. 
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 The installation of smoke alarm(s) is required inside of all bedrooms and in any 

rooms designated for the purpose of sleeping, and outside within the proximity of the 
doors to those rooms. Test all alarms and detectors weekly or monthly per manufacture 
instructions. The installation of carbon monoxide (CO) detector(s) is required in homes 
with fuel-fired appliances at every floor elevation and any areas where fuel-fired 
equipment is located. The installation of Type ABC fire extinguisher(s) at the kitchen, 
laundry, and garage, if applicable, is also advised. Test all of these devices monthly. 
Install new batteries semi-annually. Initiate and practice plans of escape and protection 
for all occupants in case any emergencies arise. Failure to repair defective or install 
absent alarms, detectors, and other safety equipment immediately can result in serious 
injury or death. For further information about fire safety and CO poisoning, consult your 
local fire department and your equipment manufacture(s), and read these links: 
www.cpsc.gov/CPSCPUB/PUBS/464.pdf, www.carbonmonoxidekills.com, 
www.nfpa.org/index.asp, and www.usfa.dhs.gov/downloads/pyfff/inhome.html. 

 
 This house does not appear to have any permanently installed fire extinguishers. 

We recommend installing extinguishers in strategic locations within the house (i.e., 
garage, kitchen, each floor). 

 
 

www.cpsc.gov/CPSCPUB/PUBS/464.pdf
www.carbonmonoxidekills.com
www.nfpa.org/index.asp
http://www.usfa.dhs.gov/downloads/pyfff/inhome.html
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III. HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS 

    A. Heating Equipment 

 
Type of System: Forced Air 
Energy Sources: Gas 
Comments: 

 
Overview:  

Most heating systems in the Houston area produce heat by heating air using a gas fired 
furnace (natural gas or propane) or electric powered unit (electrical resistance or heat 
pump) and distribute the heated air throughout the structure using a blower/air handler 
and duct system. The heater and air handler systems are typically housed within separate 
sections of the same cabinet. Some installations utilize split room or through-wall units 
that do not employ duct systems. 

 
Method of Inspection:  

When weather conditions permit, the heating equipment is operated to verify that it cycles 
and produce heat and is visually inspected for deficiencies. Visual inspection involves 
inspecting the installation; removing the burner cover, whenever possible, and examining 
the interior for deficiencies; inspecting electrical and gas lines and connections, service 
disconnects and fuel valves, vents, controls, etc. Evidence of abnormal flame patterns, 
improper venting, inadequate combustion air, excessive rust or scale are reported. 

 
Limitations: 

Some key components of heating units cannot be accessed without extensive 
disassembly of the unit. Heat exchangers cannot be fully visually inspected without 
disassembly. Disassembly beyond removing of regular service panels is beyond the 
scope of a home inspection. 

 
Observed Conditions:  

 
Heating System Serving 1

st
 Floor Main Area: 

Make:  Carrier 
Year:  2013 
Model:  58STA110-22 
Serial #:  4114A2055 

 Gas   Electric 

 
 Unit is not properly grounded. 
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Heating Exhaust Vent: 

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  
Thermostat: 

 
 Unit is zone controlled (i.e., a single HVAC system is controlled from more than one 

thermostat / location. Air delivery is controlled by electronically actuated duct dampers.  
 

 Thermostat in master suite is located behind the door where which may affect its 

ability to respond appropriately to temperature changes. Should be located in an area 
with normal air flow. 

  
 

Heating System Serving 1
st

 Floor West side: 

Make:  Carrier 
Year:  2013 
Model:  58STA045-12 
Serial #:  4113A18481 

 Gas   Electric 

 
 Gas appliance connector 

improperly interferes with HVAC 
system access door. Appliance 
connector is vulnerable to damage by 
persons attempting to service the unit. 

  
Heating Exhaust Vent: 

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  
Thermostat: 

 
 Remote thermostatic sensor is installed inside 1

st
 floor west bedroom, apparently in 

an attempt to address air balancing issues. 
  
 

Heating System Serving 2
nd

 Floor: 

Make:  Carrier 
Year:  2014 
Model:  58STA110-22 
Serial #:  251417483 

 Gas   Electric 

 
 No significant deficiencies or anomalies noted at the time of inspection. 
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Heating Exhaust Vent: 

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  
Thermostat: 

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  

    B. Cooling Equipment: 

 
Type of Systems: Forced Air, Split System 
Comments: 

 
Overview:  

The average life of an air conditioner compressor/condenser is approximately 12 to 15 
years. It should be determined from the present owner if any compressor/condensing 
system components have been recently repaired or replaced. 

The HVAC equipment should be cleaned, serviced and adjusted each year prior to the 
start of the heating and cooling seasons. This servicing should include the condenser, 
motor-blower units, evaporator coil, filters, checking refrigerant levels, electrical controls, 
etc. 

We strongly recommend checking and replacing dirty conventional filters every six to 
eight weeks and media filters every six months. This will help keep the units running 
efficiently. Filters are usually located at the return air vents or inside the air handlers. 

 
Method of Inspection:  

Cooling equipment is checked both visually and operationally, when ambient temperature 
permit. Both the outdoor and indoor components of split systems are checked. 
Deficiencies in cooling performance, installation, clearance, condensation management 
service disconnects, etc. are reported. 

 
Limitations: 

Our visual inspection of the air conditioning system checks for overall performance of the 
system  but does not include a definitive check for proper refrigerant charge or test for 
refrigerant leaks in the system. Attaching test gauges to the refrigerant line of an A/C unit 
requires and HVAC and EPA licenses and is outside the scope of a home inspection. 

 
Observed Conditions:  

 
 Recommend painting expanding 

foam sealant where Refrigerant lines 
enter house to protect foam from 
premature degradation due to UV light 
exposure. 
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Cooling System Serving 1
st

 Floor Main Area: 

 

Temperature Differential (F): Return Supply Delta-T 

 76.1 62.1 -14.0 (Low) 

Condensing Unit:  

Make:  Carrier 
Year:  2014 
Capacity:  61,000 BTU/hr  
Model:  CA16NA061-A 
Serial #:  0414E09916    

 
 Air conditioner is not cooling properly. The interior temperature increased, as 

measured at the thermostat, while the cooling system operated uninterrupted for several 
hours during the inspection. Recommend service, repair or replacement, as appropriate, 
by qualified licensed HVAC technician. 

  
Evaporator Coil:  

Make:  Carrier 
Year:  2013 
Capacity:  60,000 BTU/hr 

 
 Evaporator coil is probably dirty due to return air chase and/or duct not being properly 

sealed, recommend cleaning of coils (unit is operating without the filter installed) 
 

 Section of suction line insulation 

missing in attic near coil.  Warm attic 
air condenses on cold suction line and 
drips condensation into insulation and 
ceiling. 
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Condensation Drains:  

 
 Insulation and/or debris in drain 

pan should be removed to prevent 
blocking of drain. 

   
 The primary condensation line connects to house drain plumbing below bathroom 

sink. As configured, it causes noticeable noise at the fixture. Installing a trap in the 
primary drain line near the coil, will typically reduce noise at plumbing fixture drain 
(audible at sink drain). 

  
 

Cooling System Serving 1
st

 Floor West: 

 

Temperature Differential (F): Return Supply Delta-T 

 73.8 62.2 -11.6 (Low) 

Condensing Unit:  

Make:  Carrier 
Year:  2014 
Capacity:  24,000 BTU/hr  
Model:  CA16NA024-A 
Serial #:  0814X60421    

 
 Air conditioner is not cooling properly. The interior temperature increased, as 

measured at the thermostat, while the cooling system operated uninterrupted for several 
hours during the inspection. The interior temperature increased, as measured at the 
thermostat, while the cooling system operated uninterrupted for several hours during the 
inspection. Recommend service, repair or replacement, as appropriate, by qualified 
licensed HVAC technician. 

 
 Electrical line supplying power to A/C unit outside is not fully enclosed in protective 

conduit. 
  

 Improperly sized breaker to unit may void manufacturer’s warranty.  Data plate on 

unit states maximum breaker size to be 30 amps, observed size in service panel is 40 
amps. 
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Evaporator Coil:  

Make:  Carrier 
Year:  2013 
Capacity:  30,000 BTU/hr 

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  
Condensation Drains:  

 
 Insulation and/or debris in drain 

pan should be removed to prevent 
blocking of drain. 

 
 Primary drain line should be 

insulated along entire length in attic to 
prevent warm attic air condensing on 
cool drain line and dripping 
condensation. 

 
 Polyvinyl chloride (PVC) Drain line 

& fitting have been heat damaged by 
careless torch work. Properties of the 
piping have been changed by heat, 
may have become brittle. 
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 The primary condensation line connects to house drain plumbing below bathroom 

sink. As configured, it causes noticeable noise at the fixture. Installing a trap in the 
primary drain line near the coil, will typically reduce noise at plumbing fixture drain 
(audible at sink drain). 

  
 

Cooling System Serving 2
nd

 Floor: 

 

Temperature Differential (F): Return Supply Delta-T 

 76.6 66.2 -10.4 (Low) 

Condensing Unit:  

Make:  Carrier 
Year:  2014 
Capacity:  30,000 BTU/hr  
Model:  CA16NA030-A 
Serial #:  0814X70012    

 
 Air conditioner is not cooling properly. The interior temperature increased, as 

measured at the thermostat, while the cooling system operated uninterrupted for several 
hours during the inspection. Recommend service, repair or replacement, as appropriate, 
by qualified licensed HVAC technician. 

 
 Observed oily residue on unit, 

indication of possible coolant leak, 
recommend qualified HVAC technician 
service unit. 

 
 Coils are dirty, needs cleaning. 

Dirty coils reduce air flow through the 
system and can create high head 
pressures at the compressor, stressing 
the system and reducing life span of 
system components. 
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Evaporator Coil:  

Make:  Carrier 
Year:  2013 
Capacity:  48,000 BTU/hr 

 
 There is a significant difference in the capacity ratings of the condensing unit and 

evaporator coil. Recommend having HVAC technician validate that the manufacturer 
recommends pairing these two units. 

  
 Section of suction line insulation 

missing in attic near coil.  Warm attic 
air condenses on cold suction line and 
drips condensation into insulation and 
ceiling. 

  
Condensation Drains:  

 
 Secondary drain pan contains 

water indicating possible blockage of 
primary drain or leak from coil 
enclosure. System requires service to 
correct condition. 

   
 The primary condensation line connects to house drain plumbing below bathroom 

sink. As configured, it causes noticeable noise at the fixture. Installing a trap in the 
primary drain line near the coil, will typically reduce noise at plumbing fixture drain 
(audible at sink drain). 
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    C. Ducts System, Chases, and Vents 
Comments: 

 
Overview:  

Ventilation is very important for all buildings. Good ventilation yields a healthier living 
environment, as it reduces the accumulation of offensive and/or toxic fumes. Interior 
ventilation and circulation can be significantly improved by keeping interior doors open 
whenever possible. Most Houston area homes employ flexible dust systems for the 
distribution of air through the house. Improperly installed ductwork increases friction in the 
ducts and reduces air flow and efficiency. Inadequately sealed ducts and return registers 
can allow unconditioned air to enter the system and conditioned air to leak out of the 
system and may have a substantial detrimental impact on comfort and heating/cooling 
costs.  The Department of Energy estimates that the typical duct system loses 25-40% of 
the energy used for heating and cooling. Installations where the ducts are routed through 
hot attics, such as most of the homes in the Houston area, typically lose significantly 
more. Poorly installed and sealed ductwork is one of the biggest enegy waters in the 
typical Houston area home. 

 
Method of Inspection:  

HVAC ducts and air handling devices in accessible areas are visually inspected for 
damage, inadequate sealing and installation deficiencies. Exhaust fans are operated and, 
when possible, checked to ensure that they vent to the exterior. 

 
Limitations:  

Much of the ductwork in a home is routed through concealed chases within wall and 
ceiling cavities. These areas are not accessible to and may not be discovered through 
visual inspection. Some zoned HVAC systems employ zone controls and servo actuated 
dampers. The inspector cannot exhaustively check for proper programming and operation 
of damper actuators during the course of a home inspection. The inspector cannot 
adequately assess evenness of airflow / distribution through the various parts of the 
house during the course of a home inspection 

Indoor air quality is a growing concern. Mold and mildew, fostered by moisture 
accumulation, can lead to respiratory discomfort and aggravate allergies and other 
respiratory conditions for some people. While we may comment on readily visible 
evidence of possible mold infestations this inspection and report should not be considered 
a mold investigation of any kind. Such an investigation, if desired, should be undertaken 
by individuals specifically trained and qualified for such work. 

 
Observed Conditions:  

 
HVAC (Heating and Air Conditioning) Ducts: 

 
 The ductwork used in this house is primarily the circular flexible type. This is by far 

the most common residential duct. This type of ductwork is susceptible to mechanical 
damage and kinking. Kinking of the ductwork will cause a reduction of airflow, reducing 
the performance of the heating/air-conditioning system. 
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 Excessive air leakage at the joints 

of the transition between the coil, air 
handler and plenum or ducts (1

st
 floor 

main are and 1
st
 floor west units). 

  
 Excessive air loss occurring at coil 

around drain and Freon line 
connections (1

st
 floor west unit). This 

condition results in significant loss of 
conditioned air into the attic and 
increased operating costs 

 
 Excessive air loss at defective 

manufacturer construction joint / seam 
of air handler (2

nd
 floor unit). 
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 Insulation and/or outer covering is 

missing or damaged on ducts in the 
attic (1

st
 floor west unit - minor). 

 
 Media air filter located in attic that requires changing/cleaning every 6 months, 

recommend checking owner’s guide for proper maintenance information. 
 

 Return air filter is missing at 1
st
 

floor main area unit. Improper air filters 
can cause the evaporator coil to 
become dirty, significantly degrading 
the performance of the system. 

 
 Some returns are being improperly being double filtered (i.e., return air must pass 

through two or more filters in series). This can place a strain on the blower and 
significantly reduce airflow through the system. 

 
 Noted uneven cooling / air distribution in the house. Needs adjustment / air balancing. 
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IV. PLUMBING SYSTEM 

    A. Plumbing Supply, Distribution System and Fixtures 

 
Location of water meter: north side of property 
Location of main water supply valve: northeast corner of garage 
Static water pressure reading: 70 (psi) 
Comments: 

 
Overview:  

A plumbing system consists of three major components, the supply and distribution 
system; the fixtures, faucets and appliances that use water; the drain, waste and vent 
piping. The supply piping brings the water to the fixture from the source which may be a 
public water main or private well. The supply piping is smaller diameter piping that 
operates under pressure and may be comprised of any of several types of metal or 
plastic. These pipes must be watertight and protected from freeze or physical damage.  

 
Method of Inspection:  

Water supply piping and fixture connections are visually inspected for leaks and other 
deficiencies, where accessible. Piping that is located in areas which may be subject to 
freeze or mechanical damage is checked for proper protection. Valves and fixture 
connections are visually inspected for deficiencies. Fixtures and water consuming 
appliances are visually inspected and operated whenever possible. Proper hot /cold 
alignment of faucets is verified. Proper safeguarding of potable water from cross 
contamination is checked at required locations (e.g., hose bibbs, irrigation systems, pool 
fills, etc.). Static water pressure is checked using a pressure gauge. 

 
Limitations:  

Water softeners, treatment and filtration type equipment are not checked / inspected. This 
inspection excludes all underground piping. Piping concealed in chases, under insulation, 
inside walls, etc, cannot be directly, visually inspected. Supply and service valves are not 
operated. 

Much of the gas delivery system is typically concealed from inspection underground, 
inside walls, under attic insulation, etc. This inspection is restricted to only those 
components that are readily visible and accessible at the time of the inspection. This 
inspection specifically excludes: Concealed and underground piping; Pressure testing of 
the gas delivery system; Verification of gas delivery pressures; Disconnecting any gas 
piping or connectors; Manipulation or operation of gas supply valves; any activity that 
requires a plumbing license to perform in the state of Texas. 

 
Observed Conditions:  

 
Water Supply & Distribution System:  

 
 Where visible, the plumbing distribution piping in this home consists primarily of 

cross-linked polyethylene (PEX).  
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 Exterior water lines and fixtures 

should be fully insulated to reduce 
potential for freeze damage (rear). 

  
Gas Supply & Distribution System: 

  
 Gas piping not sleeved as it passes through masonry wall. 

 
 

Commodes: 
 

 The tank water level was too high in 1
st
 floor northeast bathroom. 

  
Sinks: 

 
 Leak observed below kitchen sink 

(hot supply) 
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Faucets: 

 
 Did not observe device to limit hot 

water temperature at two handled tub 
faucet to 120°F (master bathroom tub). 
Does not comply with current 
standards if not present. (Ref: IRC 
Section P2713.3 Bathtub and whirlpool 
bathtub valves). The hot water 
supplied to bathtubs and whirlpool 
bathtubs shall be limited to a maximum 
temperature of 120°F (49°C) by a 
water temperature-limiting device that 
conforms to ASSE 1070, except where 
such protection is otherwise provided 
by a combination tub/shower valve in 
accordance with Section P2708.3. 

 
Tubs & Showers: 

 
 Master bathroom shower glass 

door has a defect at the door edge. 

 
 Shower drain contains debris 

(multiple). 

 
 2

nd
 floor east bathroom shower sliding door is missing handle (present on similar door 

in other bathroom). 
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Laundry Connections: 

 
 We recommend the use of stainless steel wire braided “no burst” clothes washer 

water supply lines to reduce chance of hoses bursting and causing water damage. 
 

 No significant deficiencies or anomalies noted at the time of inspection. 

  
Exterior Hose Bibs: 

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  

    B. Drains, Wastes, and Vents 
Comments: 

 
Overview:  

The waste piping carries the water from the fixture to a private septic system or to a public 
sewer line. Fixture traps provide a sanitary seal preventing sewer gas and pathogens 
from escaping into the structure. Vents allow for sewer gases to escape to a safe location 
and for atmospheric air to enter the system to prevent siphoning and possible loss of trap 
seals. The drain or waste piping does not operate under pressure, instead typically uses 
gravity to drain the water from the fixture to the septic tank or sewer. Thus, these pipes 
must slope in order to work properly. Modern installations are almost always Polyvinyl 
chloride (PVC) while older installations may employ less flexible materials such as cast 
iron, which may become cracked, crushed or otherwise damaged underground. Repairs 
which necessitate tunneling under a foundation can be quite expensive. 

 
Method of Inspection:  

All accessible fixtures are operated. Accessible drain connections, traps and vent 
terminations are all inspected for defects. Leaks, improper trap configuration, improper 
slope, etc are reported. 

 
Limitations:  

While some water is run down the drains, this cannot simulate the waste flow 
characteristic of full occupancy. There may be partial blockage of the sanitary drain lines 
from debris, broken pipes or tree roots that cannot be detected at the time of the 
inspection. Examination of such partial blockage is beyond the scope of this inspection. 
This inspection excludes underground piping. 

 
Observed Conditions:  

 
 Where visible the drain, waste and vent lines in this home are predominantly  

Polyvinyl chloride (PVC)  piping.  
 

 There were no plumbing access panels behind one or more tubs or panels were 

obstructed.   
 

 Unable to verify existence of master bathroom spa tub plumbing vent. 
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    C. Water Heating Equipment 

 
Energy Sources: Gas 
Capacity:  2x50 gallons, plumbed in series  
Comments:    

 
Overview:  

Tank type water heaters should be flushed periodically as recommended by the 
manufacturer to remove sediments that collect at the bottom of the tank. Tankless water 
heaters may require periodic descaling. Water heaters should all be equipped with a 
pressure or temperature and pressure relief valve system. This is a critical safety device 
which requires periodic (typically annual) testing and maintenance. Water temperature 
which are too high can present risk of scald injury, especially to young children. Most 
manufacturers recommend a maximum setting of 120°F. Water heaters located in the 
attic or other areas inside the home most have drain pans to reduce the potential for 
damage if a tank should leak. We recommend proactive replacement of water heaters 
located in attics and other locations where a leak may cause significant damage, prior to 
their leaking. 

 
Method of Inspection:  

Hot water availability is checked at all appropriate faucets and operable fixtures. The 
Accessible portions of the water heating system are inspected for leaks or defects in the 
water piping, gas piping, electrical connections and relief valve systems. Relief vales that 
are not out of maintenance and appear to be properly configured will be test discharged. 
Gas fired water heaters will be checked for adequate combustion air and proper vent 
configuration. Water heaters located in garages and rooms opening directly to garages 
will be inspected for required elevation of ignition sources. Deficiencies in the water 
heating system, relief valve and discharge system will be reported. 

 
Limitations:  

Tank type water heaters typically have a steel tank which is subject to corrosion and 
inevitable, eventual failure. No one, including the inspector, can predict at what point in 
time a tank will fail and whether it will leak in a trickle or a deluge. The inspector will not 
operate relief vales that appear to me more than three years of age and do not have a 
maintenance log showing periodic maintenance of the valve has been performed by qa 
qualified plumber. 

 
Observed Conditions:  

 
Water Heating Units: 

 
 Insulation and/or debris present in water heater drain pan needs to be removed to 

prevent clogging of drain line. 
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 Tank drain valve extends over the side of the drain pan. Should valve leak, water will 

not be contained in drain pan and will leak onto ceiling below. Reposition tank in pan. The 
pan should extend at least 2 inches beyond the water heater on all sides.  

 

 
 Water temperature is too hot, scalding hazard, temperature measured above 130 

degrees.  The following temperatures will produce 2nd & 3rd degree burns on adult skin;  

160F in about ½ second 
150F in about 1-1/2 seconds 
140F in less than 5 seconds 
130F in about 30 seconds 
120F takes more than 5 min. 

 
Water Heating Exhaust Vents:  

 
 Water heater is improperly 

vented. The vent pipe not properly 
aligned or secured at top of water 
heater, which may allow byproducts of 
combustion (i.e., carbon monoxide) to 
vent into house and attic. Draft diverter 
should be secured in position with 
sheet metal screws and vent fully 
engaged at the draft hood fitting. 
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Temperature & Pressure Relief System:  

 
 A water heater is equipped with a temperature & pressure relief (TPR) or a pressure 

only relief valve in the case of tankless units. These valves are visually inspected for 
proper installation and tested for proper operation when conditions permit. The relief valve 
and discharge piping is an important safety component required on all water heaters. 

Relief valve manufacturers typically recommend that homeowners test discharge TPR 
valves annually and have a full inspection of the valve (involves removal and possible 
replacement) performed by a licensed plumber every three years with an inspection log 
maintained at the unit.  

 
 Relief valve discharge lines are not properly secured. 

  

    D. Hydro-Massage Therapy Equipment 
Comments: 

 
Observed Conditions:  

 
 There is no motor/pump access cover. Was not able to access motor for visual 

inspection.  Could not verify proper motor electrical bonding. Does not comply with 
current standards requiring that motor must be accessible.  (Ref: NEC  Article 680.73 
Accessibility) Hydromassage bathtub electrical equipment shall be accessible without 
damaging the building structure or building finish and IRC Section P2720.1 Whirlpool 
Bathtubs:Access to pump).. 
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V. APPLIANCES 

    A. Dishwashers 
Comments: 

 
Observed Conditions:  

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  

     B. Food Waste Disposers 
Comments: 

 
Observed Conditions:  

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  

    C. Range Hood and Exhaust Systems 
Comments: 

 
Observed Conditions:  

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  

    D. Ranges, Cooktops, and Ovens 
Comments: 

 
Limitations:  

Oven timers are not checked. 
 

Observed Conditions:  
 

Cooktop: 
 

 No significant deficiencies or anomalies noted at the time of inspection. 

 
Oven(s): 

 
 Oven timers and cleaning cycles are not checked. 

  Temperature 

       calibration 

Display 

Temp F 

Actual 

Temp F 

Differential 

F 

  350 365 +  15 
  350 382 +  32 

* Oven temperatures can vary considerably above and below the set point as the unit 

cycles on and off to maintain temperature. A temperature variance within 25F of a 

350F set point is considered acceptable. 
 

 Thermostat temperature control needs calibration, when set at 350 oven temperature 

varies from set point by more than 25F. 
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    E. Microwave Ovens 
Comments:  

 
Observed Conditions:  

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  

    F. Mechanical Exhaust Vents and Bathroom Heaters 
Comments:  

 
Observed Conditions:  

 
 Exterior vent flapper door does not open when ventilation fan is operating (1

st
 floor 

southwest corner). Louvers / flapper may be stuck / painted shut or vent may not be 
properly connected. Improperly venting inside wall cavity. 

  

    G. Garage Door Operators 
Comments: 

 
Overview:  

An overhead garage door is the largest moving component in the typical home. They are 
heavy and have numerous moving parts. Automated garage door operators must move 
the large, heavy objects consistently, reliably and safely. Improperly installed, adjusted or 
maintained doors and operators can pose a significant safety hazard, especially to 
children. 

All automated garage door operators manufactured for sale in the United States on or 
after January 1, 1993 are subject to a number of federal standards governing their 
manufacture, testing, installation, maintenance and labeling. These regulations have 
significantly reduced the number of injuries and deaths caused by these devices. Older 
door operators typically lack these important safety features, therefore, we recommend 
prompt replacement of any door operators manufactured prior to January 1, 1993. 

An industry trade association DASMA (Door and Access Systems Manufacturer's 
Association) was formed. Part of their function is to promote enhanced safety and 
education regarding these devices. Both consumer and professional information on 
garage door operator safety is available through DASMA. 

 
Method of Inspection:  

Garage door operators are inspected both visually and by operating the mechanism. 
When the conditions permit, testing of safety features are also tested. 

 
Limitations:  

Garage door operators require regular testing and maintenance to ensure that they are 
safe to use. Our inspection can only address the performance at the time of the 
inspection. Ongoing maintenance and testing by the homeowner is important to ensure 
ongoing safety. 

The safety features can only be tested is the door and operator are properly installed, in 
good physical condition and vehicles or other valuable property are entirely clear of the 
overhead travel path of the door. 

http://www.dasma.com/safetygdoors.asp
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Observed Conditions:  

 
 The opener should be tested regularly to be sure it stops or reverses when the door 

strikes an obstruction or when a person or object passes in front of the optical sensor 
while it is closing. 

 
 No significant deficiencies or anomalies noted at the time of inspection. 

  

    H. Dryer Exhaust Systems 
Comments: 

 
Overview:  

According to the National Fire Protection Association, clothes dryers are involved in 
approximately 1 in 24 residential structure fires. Dryers accounted for more than 15,000 
home structure fires in 2010. One in three of those was caused by failure to keep the 
dryer and duct clean of lint accumulation.  

 
Method of Inspection:  

Visual inspection of the accessible portions of the exterior and interior of the duct and 
termination.  

 
Limitations:  

Often times the dryer duct is concealed or not accessible to visual inspection of the 
interior for lint accumulation. In these instances portions of the duct cannot be fully 
inspected. 

 
Observed Conditions:  

 
 Dryer vent length label is improper (Ref: IRC 2006 Section M1502.4.5 Length 

identification)  Where the exhaust duct is concealed within the building construction, the 
equivalent length of the exhaust duct shall be identified on a permanent label or tag. The 
label or tag shall be located within 6 feet (1829 mm) of the exhaust duct connection. 

 

    I. Other 
Comments: 

 
Observed Conditions:  

 
 Other appliances were not present or not inspected. 
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VI. OPTIONAL SYSTEMS 

    A. Landscape Irrigation (Sprinkler) Systems 
Comments: 

 
Observed Conditions:  

 
 Observed eight active stations. 

 
 One or more spray heads need adjustment for proper yard cover and reduced over 

spray on house.   
 

Station  

#1 Sprays house at front, inadequate coverage at west 
side  driveway 

#3 One or more heads improperly tilted, affecting spray 
pattern 

#4 Poor coverage at upper end of  driveway 

#6 Sprays house at rear. 

  

XX Tree bubblers need volume adjustment. 
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Resources and Guides: 
 
We have compiled the following list of online resources and guides for your reference and convenience. We hope that you 
find them useful. 
 
 
What Really Matters in Your Houston Home Inspection - Our guide for getting the most out of your home inspection report 
without being overwhelmed by it. 
 
Pre-Closing Checklist - Checklist for final buyer walkthrough at closing. 
 
EPA Map of Texas Radon Zones - EPA Map showing radon zones level by county in Texas. 
 
Healthy Housing Reference Manual - Centers for Disease Control and Prevention and U.S. Department of Housing and 
Urban Development. Healthy housing reference manual. Atlanta: US Department of Health and Human Services; 
Published 2006. 
 
The Safe Home Book -  This publication is a compilation of well-researched articles especially for 
homeowners. They include valuable information and tips for helping keep 
families safe and their homes in top condition. 
 
International Residential Code (IRC) - Public links to the ICC International Residential Code model building codes.  
 
National Electric Code - Public Access to the NFPA 70A National Electric Code® Requirements for One and Two Family 
Dwellings. Model codes - not latest edition.  
 
APA Advanced Framing Construction Guide - This guide details several advanced framing techniques, including 2x6 
wood framing spaced 24 inches on center, insulated three-stud corners, two-stud corners with ladder blocking, wall 
intersection options, single headers, single top plates, and eliminating unnecessary materials. 
 
ARMA Nail Application of Asphalt Shingles - The Asphalt Roofing Manufacturer's Association recommends that properly 
driven roofing nails be utilized as the fastening system for asphalt shingles. Nails are required in the International Building 
Code. Proper nailing is essential to good performance. 
 
What Homeowners Should Know About attic Ventilation - Consumer oriented publication from Air Vent Inc. Addressing 
several key concepts concerning attic ventilation. 
 
CSST Safety - Website published by the National Association of State Fire Marshals dedicated to the potential fire safety 
issues associated with Corrugated Stainless Steel Tubing for fuel gas and mitigation. 
 
James Hardie Best Practices Guides - Best practice guides for popular James Hardie siding products, including Hardie-
Plank, Hardie-Panel, Hardie Shingle cement fiberboard based products. 
 
City of Houston Residential Homeowners Guide - A homeowner’s guide to the residential permitting process in the City of 
Houston. 
 
Smoke Alarms Save Lives - Our own online article explaining the importance and proper installtion and maintenenance of 
smoke alarms for your family's safety. 
 

http://homecert.com/WhatReallyMatters.htm
http://homecert.com/pre-closing_walkthrough_checklist.pdf
http://www.epa.gov/radon/pdfs/statemaps/texas.pdf
http://homecert.com/Healthy_Housing_Reference_Manual.pdf
http://homecert.com/the-safe-home-book.pdf
http://publicecodes.cyberregs.com/icod/irc/
http://www.nfpa.org/codes-and-standards/document-information-pages?mode=code&code=70A
http://www.apawood.org/pdfs/download_pdf.cfm?PDFFilename=managed/M400.pdf
http://www.asphaltroofing.org/sites/default/files/tech-bulletin/tb_221.pdf
http://www.airvent.com/pdf/literature/WhatHomeownersShouldKnow.pdf
http://www.csstsafety.com/
http://www.jameshardie.com/homeowner/bestPractices.shtml
http://www.jameshardie.com/pdf/best-practices/hz/hz10-2012-v6-1-hardieplank.pdf
http://www.jameshardie.com/pdf/best-practices/hz/hz10-2012-v6-1-hardieplank.pdf
http://www.jameshardie.com/pdf/best-practices/hz/hz10-2012-v6-1-hardiepanel.pdf
http://www.jameshardie.com/pdf/best-practices/hz/hz10-2012-v6-1-hardieshingle.pdf
http://documents.publicworks.houstontx.gov/document-center/doc_download/3920-residential-homeowners-guideline.html
http://homecert.com/Smoke_alarms.htm

