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PROPERTY INSPECTION REPORT 
 

 
Prepared For: New Home Buyer 
 (Name of Client) 

 
Concerning: New Home 
 (Address or Other Identification of Inspected Property) 

 
By: Robert Flaa TREC #9501 10/29/2009 
 (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 (“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 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 will note which systems and components were Inspected (I), Not Inspected (NI), Not Present (NP), 
and/or Deficient (D).  General deficiencies include inoperability, material distress, water penetration, damage, deterioration, 
missing parts, and unsuitable installation.  Comments may be provided by the inspector whether or not an item is deemed deficient. 
The inspector is not required to prioritize or emphasize the importance of one deficiency over another. 

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

This property inspection is not an exhaustive inspection of the structure, systems, or components.  The inspection may not reveal 
all deficiencies.  A real estate inspection helps to reduce some of the risk involved in purchasing a home, but it cannot eliminate 
these risks, nor can the inspection anticipate future events or changes in performance due to changes in use or occupancy.  It is 
recommended that you obtain as much information as is available about this property, including any seller’s disclosures, previous 
inspection reports, engineering reports, building/remodeling permits, and reports performed for or by relocation companies, 
municipal inspection departments, lenders, insurers, and appraisers.  You should also attempt to determine whether repairs, 
renovation, remodeling, additions, or other such activities have taken place at this property.  It is not the inspector’s responsibility 
to confirm that information obtained from these sources is complete or accurate or that this inspection is consistent with the 
opinions expressed in previous or future reports. 

Items identified in the report do not obligate any party to make repairs or take other action, nor is the purchaser required to request 
that the seller take any action.  When a deficiency is reported, it is the client’s responsibility to obtain further evaluations and/or 
cost estimates from qualified service professionals. Any such follow-up should take place prior to the expiration of any time 
limitations such as option periods.  Evaluations by qualified tradesmen may lead to the discovery of 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 
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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 
Miscellaneous: Limitations 

 
I/We have read, understand and agree to all of the terms and conditions. I/WE also agree to carefully read the entire 
inspection report. By accepting this report the client agrees to all contents of this inspection contract whether it is signed or 
not. 
Each of these items may require further evaluation and repair by licensed trade’s people. Obtain competitive estimates for 
these items. Other minor items are also noted in the following report and should receive eventual attention, but none of them 
affect the habitability of the house and their correction is typically considered the responsibility of the purchaser. The 
majority are the result of normal wear and tear. 
 
PLEASE KEEP IN MIND: No house is perfect. Keep things in perspective in regards to the age and value of the property. 
Don’t kill the deal over things which don’t matter. Assessment and prioritization of repair items is subjective, only you, the 
client, can determine what observed conditions are acceptable. It is inappropriate to demand a seller address deferred 
maintenance, conditions already listed on the seller’s disclosure statement, or nitpick items. Realize the seller is under no 
obligation to repair anything mentioned in the report unless specifically stated so in your current contract. 
 

1. Any pictures and/or additional information that have been provided with the report are intended to be part of 
the report and should be kept for future reference. 

2. This report is intended to be in compliance with the Standards of Practice for Real Estate Inspectors in the 
state of Texas. The inspector is not responsible to exceed these standards in any way. You may obtain a copy 
of the Standards of Practice for Real Estate by contacting the Texas Real Estate Commission at 1-800-250-
8732 or online at www.TREC.state.tx.us 

3. If you have any problems or concerns with the inspection, Please contact R Eyes Inspections at  
940-390-4083 as soon as possible.  

 
 

Full integrity of the heat exchanger requires dismantling of the heat exchanger and is beyond the scope of a visual 
inspection, as outlined in Title 535.229 (t) of the Standards and Practices.  Due to design, heat exchangers are 
viewed from the draft hood and / or burner opening only and are not fully inspected. We strongly urge you to have 
an industry accepted specialist fully inspect and report on the internal condition of the heat exchanger. 
 

Texas Real Estate Commission Standards of Practice and Code of Ethics are available upon request. 
 
WINDOWS NOTE:  As THERMAL PANE WINDOWS loose their vacuum, moisture may appear, and then disappear, 
depending on inside and outside temperature, barometric pressure and the relative humidity. Windows are listed as 
OBSERVED AT THE TIME OF THE INSPECTION ONLY, and NO WARRANTY IS EXPRESSED OR IMPLIED.  If voided 
or damaged thermal panes are noted on the inspection report, we would strongly urge that a qualified glass company or 
glazier be contacted for a further evaluation and any estimates that might be needed.  
 

PLEASE NOTE: At NO time does R Eyes Inspections inspect for Termites, MOLD, MILDEW, FUNGUS and/or SPORES as a part of the 
mechanical and structural inspection. If conditions of water penetration and/or migration are reported, it is assumed that conditions can 
and may exist that would support MOLD, MILDEW, FUNGUS and/or SPORES. While the condition of water penetration and/or 
migration, if visible and accessible, would be reported to the consumer, the condition of MOLD, MILDEW, FUNGUS and/or SPORES 
would not be commented on in any way, as we (Real Estate Inspectors) are not qualified or certified to comment on or inspect for same 
and it is not within the scope of the inspection as directed by the Texas Real Estate Commission. Any questions or concerns regarding 
these matters should be directed to the proper Specialist. 
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I=Inspected  NI=Not Inspected  NP=Not Present D=Deficiency 
 

I NI NP D Inspection Item 

I. STRUCTURAL SYSTEMS 
�  �  �  �  A. Foundations 

It is not always possible on a visual inspection to indicate whether or not displacement of a foundation 
is beyond FHA standards of acceptable movement. If you are interested in obtaining this type of 
information, or exacting measurements of any displacement that may be present, I recommend that you 
consult with a structural engineer or reputable foundation company. 
It is beyond the scope of this inspection to make any claims or guarantees about the possibility of future 
structural displacement or past repairs. For purposes of left to right in this report, picture yourself facing 
the front of the home. You have your left side and right sides. For the purposes of this inspection, the 
house faces; South. 
Type of foundation: Is a slab-on grade. 

Building Status: Vacant 

Reinforcement: Post Tension 

Method of inspection: Visual inspection of exterior. 

Under Home Access: Not Accessible 
Comments:   
The foundation is performing as intended. No significant problems were observed. 

The post tension reinforced foundation appears to be performing its intended function. No evidence of 
failure or excessive movement was observed today at the time of inspection. 
 
 

�  �  �  �  B. Grading & Drainage 
It is advisable to maintain at least two inches of clear area between the ground and the brick ledge of the 
foundation. Proper drainage is critical to the future performance of the foundation. If for any reason 
water is found standing near the foundation for an extended time, drainage corrections will be 
necessary.  
No retaining walls present.  
Property Slope: Low 
Area Drains observed: No 
(Drains not tested, termination points not determined) 
Soils near Foundation overly dry: No 
Comments:  
Grading improvements are needed. 

There are low corners in the back yard that need to drain away from the house. 
The roof runoff is washing the dirt away from the foundation. 

The grading should be improved to promote the flow of storm water and roof run off 
away from the house. This can usually be accomplished by the addition or removal of 
top soil. The ground should slope away from the house at a rate of one inch per foot 
for at least the first ten feet.  Ideally, at least two (2) inches of clearance should be 
maintained between soil level and the bottom of the brick walls, (5) inches to the 
siding. 

The back and right side yard slopes toward the house. The water should be diverted to 
the sides or back and ultimately to the street or away from the house. 
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�  �  �  �  C. Roof Covering Materials 
(Note – the roof is NOT inspected for Insurability  or Life Expectancy. Inspected for function ONLY. 
As the purchaser, you may elect to have your insurance company inspect for insurance coverage.) 
Gutters on house: No 
Weather: Overcast  
Type of roof covering: Fiberglass composition shingle 
General overall condition:  New 
Method of inspection:  Viewed from the ground  
Tree limbs within three feet of the roof: No. 
Comments:  
I could not walk on the roof due to the steep pitch; the roof was wet and very muddy around the house 
at the time of the inspection. 
I could not peal the shingles up to see if proper nailing was done. 
 
 

�  �  �  �  D. Roof Structure & Attic  
Method of inspection:  Entered attic and performed a visual inspection. 
Framing Type: Conventional, with wafer board decking. 
Approximate depth of insulation: 12 inches to 14 inches 
Approximate thickness of vertical insulation: 3 inches to 4 inches 
Insulation Type:  Combination of bats and Blown in.  
Attic Inspected:  Yes by walking on the joists, some areas obstructed and inaccessible. 
Comments:   
Good roof supports and above average Insulation. 

There is insulation missing or loose in the walls cavities at the garage walls. 
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�  �  �  �  E. Walls (Interior & Exterior) 
I have not attempted to determine the condition of the interior wall framing or other areas of the 
property that are not readily accessible. It is possible to find wood rot or even termite damage inside a 
wall if it is opened for the purposes of repairs or remodeling. I simply cannot report the condition of 
items that I cannot inspect.   
 
Exterior Walls: Stone, Brick 
Interior Walls: Sheetrock with wood studs 
Comments:   

INTERIOR WALLS 
No issues found today. 

EXTERIOR WALLS 
The expansion joints should be sealed with rubber caulking not mortar to prevent 
water penetration. Removing the mortar, then the use of a good butyl rubber is 
recommended for longevity. 

 
 

 

�  �  �  �  F. Ceilings & Floors  
Types of floor construction: Concrete, wood with carpet,and tile, 
Comments:   
No issues today 
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�  �  �  �  G. Doors (Interior & Exterior)  
(We do NOT inspect for Safety glass, Storm Doors, Awnings or Security Devices) 
It is common in the course of climatic changes that some doors in the home may bind mildly or the 
latches may need adjustment. Severe binding may be an indication of other structurally related issues. 
Door types:  Hollow core, Metal, Wood  
Comments:   

The pocket door is rolling closed on its own in the master bath. 
The deadbolt at the front door needs to be adjusted to operate smoother. 

The door seal is damaged or loose the front door. 
 
 

 

�  �  �  �  H. Windows  
We do not inspect for Safety Glass, Burglar Bars, Storm Windows, Awnings or Security Devices. See 
Windows Note at Miscellaneous section. 
It is important to understand that the seals in thermal pane windows can be bad without showing any 
visible amounts of condensation built up internally. In some instances I may not be able to disclose this 
condition, partially if the windows are dirty, if it is raining or if there is low light during the inspection. 
Thermal expansion and contraction of the home due to temperature changes can cause the seals to go 
bad at any time. Replacement from time to time should be expected.  
Window types: Thermal pane   
Comments:   

The window sills are set almost flat in some locations on the house this will need to 
be monitored and kept sealed to prevent water penetration.  
The windows should be sealed on the exterior for water penetration on the window 
sills (the brick on the bottom). 
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�  �  �  �  I. Stairways (Interior & Exterior)  
Stairways present: Yes attic stairway only 
Comments:   
No issues found today. 
 
 

�  �  �  �  J. Fireplace/Chimney  
Interior inaccessible areas of the flue are not included as part of this inspection. 
Type of fireplace: Metal insert prefab 
Type of Chimney: Metal insert 
Number of units: 1.   Accessories: None 
Comments:   

Combustible materials were found to be to close to the fireplace.  These items should 
be moved or modified to improve safety. 

Fire stopping was not sealed properly in the attic surrounding the chimney flue. 

The top of the chimney should be resealed to prevent water penetration into the Attic 
there was dampness on the insulation around the pipe in the attic as well as daylight 
around the pipe.  

 
 

 

�  �  �  �  K. Porches, Balconies, Decks, and Carports  
Comments:   
No issues found today. 
 

II. ELECTRICAL SYSTEMS 
�  �  �  �  A. Service Entrance and Panels  

Load calculations are not performed as part of the home inspection.  
Service on at time: Yes 
Main service feed: Underground 
Main panel location: Garage 
Main service conductor:  Copper  
Approx. Amperage Main Panel per label: 225 Amps 
System Voltage: 110/120 & 220/240 
Main Panel over current Protection: Breakers 
Sub-Panel(s) Observed At: None  
Grounding Connection Observed at: Grounding Rod, Cold water Pipe 
Comments:   
No issues found today 
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�  �  �  �  B. Branch Circuits, Connected Devices, and Fixtures 
Only accessible components of the electrical system are inspected. 
Primary Branch 110/120 Conductors Observed: Copper 
Primary Branch 220/240 Conductors Observed: Copper 
Conductor Type Observed: 3 Wire 
Receptacles Type: 3 prong 
GFCI Receptacles are located in the: Kitchen, Baths, Garage, Exterior, Whirlpool 
Smoke Detectors Present Where: In hallways and bedrooms�
Type of Wiring:  Romex 
Smoke detectors Present: Yes 
Comments:   

The GFCI outlet in the master bath is not necessary it trips in the ½ bath in the hall. 
Ungrounded 3-prong outlets should be improved by the back door and right side of 
the fireplace.  

The outlets on the inland are not a GFCI protected outlet by today’s TREC standards 
this outlet is required to be GFCI protected. 

All the outside spot lights have plugs that were not install allowing moister to enter 
and should be sealed at the bulb and to the box when mounted on the wall. 
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III. HEATING, VENTILATION AND AIR CONDITIONING SYST EMS 
�  �  �  �  A. Heating Equipment 

We do NOT inspect for accessories such as, Humidifiers, Electronic Filters, Motorized Damper 
Systems, ETC. and we do NOT inspect for Efficiency, Capacity or Adequacy.  
Approx. outdoor temperature at time of inspection: 62 
Type of heating system: Heat Pump 
Energy source: Electricity 
Number of units: Central (1) 
Service disconnect present: Yes 
Comments:   
The reversing valve is working on the heat pump however the emergency heat would not hold temp. 

The heating system requires servicing. 
 
�

�  �  �  �  B. Cooling Equipment 
We do NOT inspect for Efficiency, Capacity or Adequacy and secondary Drain lines are NOT traced 
for termination and are NOT tested for proper drainage. 
Inspection of corrosion/damage at the enclosed evaporator area of the air conditioning system is not 
included as part of this non-invasive visual inspection in order to determine the performance of the air 
conditioner, average temperatures are taken from the supply and return vents of the system. Anything 
between 14 and 22 degrees differential is considered to be acceptable.    
Type of cooling system: Central Forced Air System 
Energy source: Electricity 
Comments:   

The supply vent is cooling at 44 degrees and the return vent is 68 degrees with a 
temperature differential of 24 Degrees. The unit is cooling within acceptable 
tolerances at this time.  

Insulation should be installed on condensate line to prevent condensation from 
dripping in the attic. 

The temperature drop measured across the evaporator coil of the air conditioning 
system is greater than considered normal.  This indicates that air flow across the 
evaporator coil is too low.  Low air flow could be the result of a dirty filter, dirty or 
obstructed evaporator coil fins, or insufficient blower and/or ductwork sizing.  This 
condition can lead to ice build-up on the coil. A qualified heating and cooling 
technician should be consulted to further evaluate this condition and the remedies 
available for correction. 
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�  �  �  �  C. Duct System, Chases, and Vents  
(We do not inspect the interior of the Plenums, Returns or Chases.) 
Comments:   

There are ducts in the attic that should be rerouted to prevent reduced airflow to the 
vents. 

The taps into the plenum could be sealed better on the supply side to prevent. 
 
 

 

 

IV.  PLUMBING SYSTEM 
�  �  �  �  A. Water Supply System and Fixtures 

(Operation of safety/shutoff valves is not included as part of this inspection.) 
Water service on at the time of inspection: Yes 
Location of water service shut off valve: unknown 
Type of visible supply lines: Copper 
Gas Present at home: No 
Location of gas shut off valve: None present 
Static water pressure reading: 40 
Comments:   

The toilets all should be sealed to the floor to prevent sewer gas from escaping. 

Cracked, deteriorated and/or missing bathtub enclosure grout and caulk should be 
replaced in the bathroom between the bedrooms. 

The mixing valve is not working properly in the bathroom between the bedrooms. 

The kitchen sink faucet doesn’t shut off when using the sprayer. 
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�  �  �  �  B. Drains, Wastes, and Vents  
(Accessible, visible attic areas only.) 
Type of visible waste / vent lines: Plastic 
Comments:   
No issues Found today. 
 
 

�  �  �  �  C. Water Heating Equipment  
We do NOT trace Emergency Drain lines for termination and we do NOT test emergency drain pan  
drain lines for proper drainage. 
Energy source: Electricity 
T&P Valve Material: Copper 
T & P Properly terminated: Yes 
Tank properly Elevated: Yes 
Type of gas line: None 
Location: Interior Closet, Garage 
Number of units & Capacity: 2-50 Gallons. 
Comments:   
No issues found today after the time to get the water warm. 
 
 
 
 
 
 
 
 

   

 

   

With the sprinkler running 
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�  �  �  �  D. Hydro-Massage Therapy Equipment Comments:   
Environmental testing of the whirlpool equipment is not included as part of this inspection. Serious 
health problems have been directly linked to bacterial growth in the distribution lines of the tub 
equipment. I recommend that you consult the manufacturer of the equipment for additional maintenance 
and cleaning instructions prior to using the tub-typically adding a ¼ cup of bleach solution in a full tub 
of water and run the motor for 5 minutes, drain and repeat with clean water this will sanitize the supply 
lines and pump impeller. 
GFCI Present: Yes 
GFCI Tested: Yes 
Comments: 

Unit Functioned properly today, however by today’s TREC standards a readily 
accessible service access panel is required to be present on the tub unit. Inspector 
could not verify proper grounding of the pump motor or check for leaks at the time of 
inspection – consideration should be given towards installing access panel at the Front 
or sides of the unit as needed for access. 
There is two of the jets that have not been sealed properly however could not verify if 
there was a leak. 
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V. APPLIANCES 
�  �  �  �  A Dishwasher  

Comments:   
The dishwasher operated properly today, the soap dish opened and the element was heating. The back 
flow protection is in need of repair. 
 
�

�

�  �  �  �  B. Food Waste Disposer  
Comments:   
All system components functioned properly at the time of inspection. however there sound like there is 
something in there. 
 
 

�  �  �  �  C. Range Exhaust Vent  
Type of vent: Vented  
Comments:  
All system components functioned properly at the time of inspection. 

�  �  �  �  D. Ranges, Cooktops, and Ovens  
Range energy source: Electric 
Oven energy source: Electric 
Is there gas or Electric present behind unit?Electric 
Type of gas line connection: None  
Number of ovens: 1 
Comments:  
All system components functioned properly at time of inspection. 
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�  �  �  �  E. Microwave Oven  
(Not checked for Radiation Leakage.) 
Comments:   
All system components functioned properly at time of inspection. However the door is catching on the 
frame preventing it from opening properly. 
 
 

 

�  �  �  �  F. Trash Compactor  

�  �  �  �  G. Mechanical Exhaust Vents and Bathroom Heaters  
(Exterior terminations NOT Checked.) 
Exhaust Fan(s) Present: Yes 
Heater(s): None 
Comments:   
All system components functioned properly at time of inspection. 
 
 

�  �  �  �  H. Garage Door Operator(s)  
Door material: Metal 
Comments:   
Not an opener present. 
 
 

�  �  �  �  I. Doorbell and Chimes  
Comments:   
All system components functioned properly at time of inspection.  
 

�  �  �  �  J. Dryer Vents  
Comments:   
Not sealed to the vent stack. 

Proper dryer vent maintenance will also extend the life of a clothes dryer by reducing 
the stress on the motor when it labors to dry clothes. 

Cleaning of the pipe from downstairs to the roof maybe necessary for the proper 
venting of the dryer, this is common with interior wall vents that run strait up to the 
roof. 
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VI. OPTIONAL SYSTEMS 
�  �  �  �  A. Lawn and Garden Sprinkler Systems  

(The sprinkler system is operated in the manual mode only from the control box.) 
Type of back flow protection: Not found today.  
No. of zones: 5 
Comments:   
All zone valves functioned properly at time of inspection.  
There is a valve cover missing in the back yard. 
 

�  �  �  �  B. Private Sewage Disposal (Septic) Systems 
Type of System: aerobic system 
Location of Drain Field:  Right side back 
Comments:   

The aerobic system functioned properly today sending the water to the sprinkler heads 
and lowering the tank. 

Your system will need a once a year inspection that is required for aerobic type 
system. 

 

  

 

 

  


