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PROPERTY INSPECTION REPORT 
 

Prepared For: Client Confidential  
 (Name of Client)  

Concerning: Modern Suburban/Rural Home  
 (Address or Other Identification of Inspected Property)  

By: Chuck Evans (#7657)  Sometime in 2011  
 (Name and License Number of Inspector) (Date) 

   
   

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 (ñRulesò) of the Texas Real Estate Commission (ñTRECò), which 
can be found at www.trec.state.tx.us.  

The TREC Standards of Practice (Sections 535.227-535.231 of the Rules) are the minimum standards for 
inspections by TREC-licensed inspectors. An inspection addresses only those components and 
conditions that are present, visible, and accessible at the time of the inspection. While there may be other 
parts, components or systems present, only those items specifically noted as being inspected were 
inspected. The inspector is not required to move furnishings or stored items. The inspection report may 
address issues that are code-based or may refer to a particular code; however, this is NOT a code 
compliance inspection and does NOT verify compliance with manufacturerôs installation instructions. The 
inspection does NOT imply insurability or warrantability of the structure or its components. Although some 
safety issues may be addressed in this report, this inspection is NOT a safety/code inspection, and the 
inspector is NOT required to identify all potential hazards.  

In this report, the inspector will note which systems and components were Inspected (I), Not Inspected 
(NI), Not Present (NP), and/or Deficient (D). General deficiencies include inoperability, material distress, 
water penetration, damage, deterioration, missing parts, and unsuitable installation. Comments may be 
provided by the inspector whether or not an item is deemed deficient. The inspector is not required to 
prioritize or emphasize the importance of one deficiency over another.  

Some items reported as Deficient may be considered life-safety upgrades to the property. For more 
information, refer to Texas Real Estate Consumer Notice Concerning Recognized Hazards, form OP-I.  

This property inspection is not an exhaustive inspection of the structure, systems, or components. The 
inspection may not reveal all deficiencies. A real estate inspection helps to reduce some of the risk 
involved in purchasing a home, but it cannot eliminate these risks, nor can the inspection anticipate future 
events or changes in performance due to changes in use or occupancy. It is recommended that you 
obtain as much information as is available about this property, including any sellerôs 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 inspectorôs responsibility to confirm that information obtained 
from these sources is complete or accurate or that this inspection is consistent with the opinions 
expressed in previous or future reports.  

ITEMS IDENTIFIED IN THE REPORT DO NOT OBLIGATE ANY PARTY TO MAKE REPAIRS OR TAKE 
OTHER ACTION, NOR IS THE PURCHASER REQUIRED TO REQUEST THAT THE SELLER TAKE 
ANY ACTION. When a deficiency is reported, it is the clientôs responsibility to obtain further evaluations 
and/or cost estimates from qualified service professionals. Any such follow-up should take place prior to 
the expiration of any time limitations such as option periods. Evaluations by qualified tradesmen may lead 
to the discovery of 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.  

http://www.trec.state.tx.us/
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Property conditions change with time and use. For example, mechanical devices can fail at any time, 
plumbing gaskets and seals may crack if the appliance or plumbing fixture is not used often, roof leaks 
can occur at any time regardless of the apparent condition of the roof, and the performance of the 
structure and the systems may change due to changes in use or occupancy, effects of weather, etc. 
These changes or repairs made to the structure after the inspection may render information contained 
herein obsolete or invalid. This report is provided for the specific benefit of the client named above and is 
based on observations at the time of the inspection. If you did not hire the inspector yourself, reliance on 
this report may provide incomplete or outdated information. Repairs, professional opinions or additional 
inspection reports may affect the meaning of the information in this report. It is recommended that you 
hire a licensed inspector to perform an inspection to meet your specific needs and to provide you with 
current information concerning this property. 

 
 

ADDITIONAL INFORMATION PROVIDED BY INSPECTOR 

 

Property Description: 

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

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

 

Weather Conditions: X Fair Ã Cloudy Ã Rain Temperature ~80-102° F 

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

Building Status: X Occupied Ã Vacant Ã Vacant contents  

Utilities: X All on Ã No electricity Ã No water Ã No gas 

 

Inaccessible or Obstructed Areas: 

X Below floor coverings X Behind, under furniture or stored items 

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

X Stored items in garage  X Areas behind sheetrock, insulation, cabinets 

X Stored items in closets X Wood framing or old siding covered by siding 

X Stored items in attic Ã Crawl space areas were inaccessible 
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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.   

Note: A portion of this inspection involved the use of a FLIR Infrared Thermography camera to scan the 
interior and exterior of the structure looking for anomalies which might indicate moisture issues. Any 
observed anomalies, when accessible, are further investigated using either a pin or non-invasive type 
moisture detection meter to confirm the presence of excess moisture. 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. 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. 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.  

 

  

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. 

 
Note: Extended drought conditions at the time of the inspection make detection of exterior leaks unlikely 
using infrared thermography, as moisture must be present to be detected. 
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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. 

The inspector conducts a visual, non destructive inspection of the property. This report reflects the 
inspectorôs 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 investigations, 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. 

Texas law allows only persons who possess a valid ñStructural Pest Control Business Licenseò 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 residentôs belongings, builderôs 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. 

 Sincerely, 

 
 Chuck Evans (TREC #7657)  
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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 necessary for clarity, directions will be described by compass point 
(e.g., north, east, southeast, etc.). 

Key to Comment Symbols 

i Informational, requires no action. 

N Observation, may indicate a defect which should be monitored or repaired. 

@ Defect, generally indicates an item that warrants repair. Note: we recommend using properly licensed and 

qualified tradespersons for repairs. 

ì 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 is NOT safety related or that it is safe to ignore. Final assessment is up to the 
client. 

² Item that should be addressed at some time in the future or as a part of a regular maintenance/service 

schedule. 

    I STRUCTURAL SYSTEMS 

X Ã Ã Ã A. Foundations  
 

 
Type of Foundation(s): 

X Slab on grade Ã Pier and beam 

 Ã Post tension  Ã Entered 

    Ã Viewed from opening 

    Ã Not accessed 

Comments: 
 

Overview:  

A homeôs 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 homeôs structural 
systems. 

 
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, areas behind walls, floor coverings, 
furniture, landscaping, patios, decking, etc. 

 
Performance Opinion:  

 
N Based on visible evidence it is the inspectorôs 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. 
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Observed Conditions:  

 
N Spalling (i.e., corner pops) 

observed at one or more 
corners of the slab. Spalling at 
corners typically occurs due to 
different thermal expansion 
rates between the wall and 
foundation. The foundation 
reinforcement does not extend 
into to the corners, which often 
develop wedge shaped cracks. 
These cracks are common and 
do not affect foundation 
performance. 

 
² 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 
help maintain consistent moisture content and thus stabilize foundation movement 
caused by soil expansion and contraction. 

 

X Ã Ã X 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, including surface grade, retaining walls, rain gutters and 
leaders, etc. Any visible conditions or symptoms that may indicate a situation which 
may adversely affect the foundation or indicate water penetration are reported. No 
soil, topographical or flood plain studies are performed. 
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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, neighboring sites, soil hydrology, 
underground water sources. Checking of flood maps, municipal drainage systems, 
etc is beyond the scope of the home inspection.  

 
Observed Conditions:  

 
@ 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. 

 

 
@ The soil level is too high on the slab below masonry siding. As a result, splash-

back (during rainstorms) and upward migration of water from the adjacent ground 
can lead to rot and facilitate insect intrusion in this area. Regular maintenance and 
monitoring of this area are recommended. A best practice is to keep at least 4 
inches of the slab edge exposed below masonry. 
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@ Depressions in soil near 

foundation are detrimental to 
good foundation maintenance. 
Void near south side A/C unit. 
Recommend filling in 
depressions. 

 
² Ensure flower bed soil and 

mulch does not rise too high on 
foundation or siding to prevent 
water and wood destroying 
insect entry into house. Maintain 
adequate foundation exposure. 
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X Ã Ã X C. Roof Covering Materials 

 
Type(s) of Roof Covering:  

X Asphalt comp shingle Ã Metal  Ã Tile  Ã Roll 

Ã Wood shingle  Ã Torch down  Ã Tar & gravel Ã Other 

 
Viewed from: 

X Roof top Ã Ladder Ã 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. 



 

Modern Suburban/Rural Home Report: 119999CE1 

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

I NI NP D Inspection Item 
 

 
REI 7-2 (8/09)  Page 11 of 74  Copyright © HomeCert, LLC 2004, 2012, All rights reserved. 

 
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 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. 

 
Observed Conditions:  

 
Roof Covering:  

 
@ Observed damaged areas of roof that need attention, including but not limited 

to: torn or damaged shingles, etc. Accessible areas have been marked with chalk. 
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@ Observed numerous 

staples driven into roof surface 
at northwest corner. As staples 
rust, leaks can develop through 
shingles. 

 
² Observed a ñdead valleyò 

roof configuration (two).  These 
areas are a prone to debris 
buildup and water penetration. 
Care should be taken to ensure 
that this area is kept free of 
debris and well sealed to 
facilitate rain water run off and 
avoid water penetration. 

 
@ Improper roofing material, composition shingles, used for low sloped roof 

application (i.e., less than 4:12). Observed slope appeared to be ~2:12.  
Composition shingles should NOT be used on roof surfaces with less than 2:12 
slope. On roof surfaces between 2:12 and 4:12 special underlayment requirements 
(e.g., double underlayment) apply. Composition shingles on low slope roof have a 
tendency to allow wind driven rain to penetrate below shingles. 
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@ Random inspection for 

proper installation of felt below 
shingles revealed areas of 
inadequate coverage and/or 
improper placement over/under 
metal drip edge flashing. 

 
N Did not lift shingles to check roof fastener installation, due to potential for 

damage to the shingles and the sealant bonding that secures them. Shingles were 
tightly bonded to one another and would not separate without potential damage. 

  
Visible Flashings:  

 
@ Missing ñkick outò flashing  

in some areas where the roof 
terminates along a vertical wall 
to encourage rain water running 
down roof to be diverted / 
ñkicked outò away from vertical 
wall and reduce water running 
down vertical wall (front). 
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@ Flashing missing and/or improperly installed at: northwest corner - lower 

section installed over upslope section; front - installed outside, should be behind 
stucco and inadequately sealed at reglet. 

 

 
² Flashing needs to be 

resealed / caulked at some  
locations: Some caulking is 
showing signs of deterioration. 

  

 


