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Property Inspection Report by 
A‐TEX Home Inspection 

                     Professional Inspector. Gunar Lanzsch,TREC License Number #10203 

 

Inter NACHI certified #10081006. TPREIA#288   

Cell: (512) 300-4043 E-mail: gunar@a-texhomeinspection.com 
Website: www.A-TEXHomeInspection.com  

Concerning:       Sample Report           DATE: 4/16/2014 
Sq-ft: 1700       Build:1923                   Inspection time : 9:30--12:30 pm   

 REPORT FOR CLIENT: xxx 

 

INVOICE:  NO/xxxxx 
 
  

  

  

 

DESCRIPTION AND FEES:  
 
General Inspection, including foundation laser level 
measurement.  

Pier and Beam Foundation with crawl space.  

 

TOTAL:  
Thank you for your business  
DATE: 4/16/2014 
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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.texas.gov. 
 
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. 
 
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 
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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. 
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ADDENDUM: REPORT OVERVIEW 

Comments clarify in color whether the items are Deficient or in need of repair/replacement/upgrade or 
Informative or in good condition. 
 
Note: Reported 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. This is not a code compliance inspection; Any 
comments reported are only informative for potential improvements, cost involved, and possibility of 
injury or property loss as in the TREC Standards of Practice to warrant this notice. 
 
INFO: TREC Standards of Practice: The home inspector is not required to: Enter any area or perform 
any procedure that may damage the property or its components or be dangerous to or adversely affect 
the health of the home inspector or other persons. 
 
Please refer to the body of this report for further details on these and other recommendations. 
Note: We recommend you only hire licensed and qualified contractors to perform any kind of repair work 
identified. 
 
Do NOT limit you report reading to the comments with photos. 
Photos of property conditions found at the time of the inspection are solely intended to serve the written 
content of the report. NOT ALL Items in need of repair can or will be photographed.  
 
Note: Please refer to (page 2-4) inspection explanation of the full scope of the inspection. 
INFO: Your Invoice ( page 1) is attached to this report 

Outside Temp. at the time of inspection: (  70 F ) 
Building Faces: East     
Weather Conditions: Sunny 
Ground / Soil surface condition: Moist. 
Rain in last 3 days: Yes 
Present at inspection: Buyer, Buyers Agent 
 
Building Status:   Occupied: 
     
Utilities on: Yes/ Water, Electricity, Gas on Property 

STRUCTURE TYPE: RESIDENTIAL, 1 Story, Pier& Beam structure build 1920’s 

 

 

 

 
 



Report Identification:  Sample Report TX 

Promulgated by the Texas Real Estate Commission (TREC) P.O. Box 12188, Austin, TX 78711‐2188,  
512‐936‐300 (http://www.trec.state.tx.us). REI 7—3 Revised 05/2013   

5 

 

ADDENDUM:  

REPORT SUMMARY 
 
 

Sample Report 
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I.STRUCTURAL SYSTEMS 
     A. Foundations: Comments   

Type of Foundation: Pier& Beam with crawl space.  
Material: treated wood post and several concrete blocks at newer addition.  
INFO: Method of inspection: Visual inspection of exterior and foundation. This is not 
an engineering report and only based on observation of conditions known to be 
related to foundation performance, using the knowledge and experience of the 
inspector.  
Foundation Perimeter:  Partly Visible do to too low to the ground, shrubs, deck 
installation on exterior walls.  

Laser rotary level measurements obtained: Departure from dead level (1.5 inches) 
lower over 30 ft rear right side, other section (1- & ¾  inch) lower at midsection front 
and rear. Considered within range. Minor sloping floors observed within house. 

This pier foundation does appear to be performing the function intended at this time 
but need further evaluation for some repairs at several sections. 

Foundation experienced minor seasonal and differential settlement at section, 
comment in the expansive clay type soil.  

Crawl Space 
No metal tie downs (straps or hardware) attached at Girders /beams to piers. 
(Info:only nailed in place). Recommend to install proper tie straps or hard ware by a 
professional contractor. 

Mid section; girder spice not properly supported, pier of level and insufficient shimms 
used.  Recommend adding aditional pier below spiced section by a structural 
company or carpenter. 
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Several wood Piers build on grade. Not the best installation, prone to early 
deterioration & rot or insects. Monitor over time or replace.  
 
Minor Bulging to exterior foundation skirt to the rear is more a cosmetic issue at the 
time.   
 
Drainage and grading should be addressed in crawl space. Several depressions to  
soil will accumulate rain water. Solving this can usually be accomplished by grading 
and filling the voids with top soil. The ground should best slope 5 % away from the 
crawl space and home to prevent standing seasonal rain water at times.  
In addition: Seal openings at foundation skirt prevent storm water from entering and 
ad extensions to gutter downspouts to prevent accumulation of rainwater from roof 
runoff near the foundation. Other see drainage section.  
 

Vapor barrier/ retarder installed; several section out of position or missing. 
Recommend proper placement of the retarder and clear debris at sections for proper 
drainage.    
 
 
 
 
 
 
 
 
 
 
 
 
No floor insulation installed to below the original structure. Installing is recommended 
for better efficiency (cost of heating and cooling).    

Floor insulation installed to newer addition, some insulation is out of place. Adjust/ 
add/ repair for better efficiency.    

 
Ventilation is provided at crawl space. Recommend to install proper screens ( INFO: 
to prevent rodent and insects from entering).   
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Concrete steps; washed out concrete beam at front is cracked and settling, evaluate 
for further support or need repairs by a professional contractor.. 
 
 
 
 
 
 

 

 

 

 

Access restrictions to crawlspace.  Recommend to maintain plants and install 
several proper sized access openings which can be proper closed. 
 
 
Stains below bath room floor decking & framing, form prior leaks or seepage. Mildew 
at sections.  INFO: No leaks noted at the time. Soil was dry at the time after testing 
all drains. 

 

 

 

 

 

 

Debris, disconnected wiring and plumbing should be removed from crawl space for 
safety. 
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Romex Wiring on ground ( live wire) in crawl space rated for dry areas only. Wiring 
should run trough a sleeve and need proper support.  
Several older Electrical junction boxes in crawl and have no bushing installed. 
Evaluate and update this by a licensed electrician for safety. 
 
 
Gas Plumbing in Crawl space: Evaluate all by a licensed plumber for repair or 
upgrade.Several gas metal pipes show corrosion at the crawl space.  
 
 
Supply pluming Insufficient insulated at small sections. Install insulation to prevent  
condensation (in hot weather periods) and freezing in cold weather periods.  
Several older galvanized metal pipes at crawl space (kwon to corrode from the 
inside). Evaluate by a plumber, low flow at bath rooms. 
Supply pluming insufficient supported to sections. Evaluate 
 
 
 
 
 
 
 
Drain line pluming 
Cast Iron drains connected with newer PVC and “transitional fittings” rubber tube is 
not the best installation. Evaluate and update by a plumber; several fittings differ of 
size and material. 
 
Other older cast iron connected with newer PVC and “transitional fittings”. Metal 
strap installed don’t resist upward trust or could cut in to PVC. Evaluate for update. 
 
P- Traps at the crawl space not insulated and could freeze in cold weather periods. 
This condition should be repaired. 
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    B. Grading & Drainage Comments: 
Low spot is marked with blue dot.   

Property & roof slope indicated with arrows:  

  

 

 

 

 

 

 

 

 

 

 

 

                                                   Front 

Slope close to flat at the rear and some side section.Improve slope 

Low spots, negative slope at foundation sections should be improved to promote 
drainage and prevent heaving of in this expansive clay type soil.  

The ground should best slope 5 % away from the house to prevent standing water at 
sections. Ideally a clearance of 8” to wood siding at the rear left should be 
maintained between soil levels to siding. Improve soil height and slope. Low cost 
drainage swales could be installed at sections 
 

Gutter, filled with debris. Improve, recommend to clean gutters and install splash 
blocks or extensions to discharge water (5) feet from the house  
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 A/C slab: Low spot should be improved. A/C Drain line improper exit. Recommend 
adding a 3” extension to drain line with a ¼ inch slope to prevent moister build up of 
condensing water near the foundation 
 
Drive way slope negative slope could promote standing water at heavy rainy days. 
Recommend to grade a swale near drive way to lawn section to provide better run 
off for rain water.  

Deck build on grade (prone to insects or early deterioration) This condition could be 
improved by installing concrete blocking. 

Several open section at foundation Skirt should be sealed to prevent rodents and 
rain water from entering. Soil dry at Crawl space at the time; but this condition may 
vary with precipitation intensity. 

Other; See Crawl space section for drainage. 

Walkway, minor cracks lift or sunken section. Evaluate 

Asphalt drive deteriorated at section. Evaluate for resurface over time 

Larger trees roots near the foundation.Monitor over time. 

    C. Roof Covering Materials Comments: 

Type of Covering:  

Composition Shingle 25 year material architectural. Surface abrasion 

Roll roofing at low slope roof 10 year material. Surface abrasion 

Viewed From: Roof 
Roof shingles wearing at uneven rates. 

High wind moving the tree branches: All tree branches should be cut back >5’ from 
the roof structure. Larger trees close to structure should be monitored over time.  

Areas of roof that need to be addressed. Storm damage was observed 

60 % of shingles shows areas of minor and greater surface abrasion, more to the 
south side. Shingle wear and granule loss on asphalt shingle roof have produced 
shingles near the end of its product life. More of a sanding action from smaller hail. 
Recommend qualified roof contractor to evaluate remaining live to some areas prior 
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to other section. Or warrant replacement of the entire roof covering.  
INFO: Ridge shingles shows areas of major surface abrasion to several sections 
and should be replaced soon.  

Client could have a roofing company inspect the roof for further evaluation. Check 
with seller if the insurance was contacted.The greater Austin area got hit by hail in 
2009 /2013/ 2014. A new insurance may not cover the repairs necessary. 

 

 

 

 

 

 

Vertical wall at the rear to siding not proper flashed to deck roof.  Vulnerable area 
should be proper flashed/sealed. 
Leafs/Debris on deck roof should be cleaned for proper drainage. 

Recommended to Install effective caulk and kick-out flashing at the roof-to-wall 
intersections. 
 
Older furnace flue vent improper hight and rusted.  
Recommend to replace.  
 
 
 
 
 
 
 

Rain diverter flashing above the A/C condenser unit is not installed. Recommend to 
install diverter or a gutter to protect the fan. Water appears to pond near the 
unit.See drainage section. 

Satellite Dish cable installation substandard. Vulnerable area, evaluate.   
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Cast iron vent stack, corrosion noted at interior of the pipe. Recommend to evaluate 
by plumber. 
 
2 Turbine vents are rusted, fail to turn proper.Moister seepage to at attic decking at 
the rear vent and a bucket installed. Recommend to evaluate decking for repairs 
and replace vents. 
 
 
 
 
 
 
 
 
 
 
Gutters were loaded with debris at sections and should be cleaned out for proper 
drainage. Downspouts: Missing extension, add extension.  

  

     D. Roof Structure & Attic              Comments:  
Roof Structure & Attic 
Attic Entry Point:  hallway.  

Viewed From: Walking Attic       Access: 22” X _48’’   Stair for equipments 
installed to HVAC  

Hatch insulation is missing. Loss of Energy efficiency with heating and cooling.  
Adding is recommended 

Hatch Stair could interferes with the light installed near hatch. Evaluate and 
improve design. 
 
Attic Stair is too long, midsection could break over time. Stairs should be cut to the 
proper length for safety. 

Attic light; no protective cover at bulb, hazard. Install cover 

Evaporator and furnace; work space insufficient at units. Recommend to add a 
permanent ¾ inch thick Plywood walk & work space.to service the equipments. 
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A/C.  Recommend insulating the primary drain line all the way to prevent 
condensation build up. Secondary drain disconnected, repair as necessary.   
 
Safety switch for furnace; improper place at floor, repair by electrician for safety 
 
 
 
 
 
 
 
 
 
 
 
Abandoned Electric wiring in attic should be removed, including older knob and 
tube wiring. Evaluate all with electrician for safety. 
Wiring in attic is not well protected at most sections or covered with storage. This 
condition should be repaired. 
 
 
 
 
 
 
 
 
 
 
 
 
Permanent power court installations should be avoided in attic. 
 
Wire splices not in junction box. This condition should be repaired for safety. 
 
Bathrooms: 1 exhaust vent should best exit to the exterior or extended with flex to 
gable vent. Condensation discharge in proximity of discharge location. 
Recommend to repair.  
 
Note: Rodent droppings found in attic space. Recommend to contact a pest 
control specialist to evaluate.  
 
 
 
 



Report Identification:     Sample Report TX 

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

I             NI           NP          D 

Promulgated by the Texas Real Estate Commission (TREC) P.O. Box 12188, Austin, TX 78711‐2188,  
512‐936‐300 (http://www.trec.state.tx.us). REI 7—3 Revised 05/2013   

15 

Chimney open brick section in attic; fire hazard and carbon monoxide exposure. 
Repair for safety. 
 
 
 
 
 
 
 
 
 
 
Framing Type:   Conventional with 16- 24 inch spacing 
 
Framing show Purlins, struts/strong back used as support  
 
Evidence of prior leaks at passive turbine vent, see roof section and repair. 
 
1 Ridge board splice is inadequate supported. Recommend to repair and add 
rafter ties at every 2nd rafter by a professional carpenter contractor. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Decking Type : Plywood &wood blank installation  
 
Insulation Type: 
Fiberglass Mineral/ rock wool:  
INFO:  Attic floor insulation should be at least R-19. NOTE: R-30 is 
recommended for TEXAS. 
Attic floor Insulation is insufficient. Approximate Average Depth 1-2 Inches R-3-6  
Evaluate  and add for better efficiency 
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Attic space and insulation is obstructed or compressed with storage items and 
debris. Recommend to remove. 
 
Duct insulation missing at section. Repair to prevent condensation build up and for 
better efficiency 

Older metal ducts installed; several older metal duct section show damage at 
insulation. Seal 
 
Ventilation Type:   Gable Vent, 2 Roof Turbine, 1 Power Vent Observed 
 
INFO: It is generally recommended that one (1) square foot of free vent area be 
provided for every one hundred and fifty (150) square feet of ceiling area to control 
humidity and reduce the potential for overheating. 
 
The level of ventilation should be improved. Passive turbine vent is rusting and 
fails to turn proper. Evaluate and replace. 
 
Several older decking boards dark at sections. Evidence of prior overheating in 
attic at hot Sumer days. 
 

 
    E. Walls (Interior & Exterior) 
    F. Ceilings & Floors     
     G. Doors (Interior & Exterior)  
     H. Windows  
     I. Stairways (Interior & Exterior) 
     J. Fireplace/Chimney   
     K. Porches, Balconies, Decks, and Carports  
     L. Other     
     A. Service Entrance and Panels 
     B. Branch Circuits, Connected Devices, and Fixtures 

 
III. HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS 

     A. Heating Equipment 
     B. Cooling Equipment  
     C. Duct System, Chases, and Vents  

 
   IV. PLUMBING SYSTEM  
                                                                                                 

     A. Water Supply System and Fixtures  
     B. Drains, Wastes, and Vents                           
     C. Water Heating Equipment  
     D. Hydro-Massage Therapy Equipment            
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V. APPLIANCES 

     A Dishwasher  
     B. Food Waste Disposer        
     C. Range Exhaust Vent  
     D. Ranges, Cook tops, and Ovens  
     E. Microwave Oven     : 
    F. Trash Compactor  
    G. Mechanical Exhaust Vents and Bathroom Heaters 
     H. Garage Door Operator(s)  
     I. Doorbell and Chimes             
     J. Dryer Vents  

VI. OPTIONAL SYSTEMS 
     A. Lawn and Garden Sprinkler Systems   

   
 ADDITIONAL INFORMATION PROVIDED BY INSPECTOR 

 
THE INFORMATION PROVIDED IN THIS SECTION IS OPTIONAL AND IS NOT REQUIRED OR APPROVED 
BY TREC. A SERVICE AGREEMENT/INSPECTION CONTRACT OR ANY CONTRACTUALTERMS BETWEEN 
THE INSPECTOR AND THE CLIENT MAY NOT BE INCLUDED IN THIS SECTION. 

This Report may contain information that is privileged, confidential and/or exempt from 
disclosure under applicable law. If you are not the intended recipient, you are hereby notified 
that any disclosure, copying, distribution, or use of the information contained herein (including 
any reliance thereon) is STRICTLY PROHIBITED. If you received this transmission in error, 
please immediately contact the sender and destroy the material in its entirety, whether in 
electronic or hard copy format. 

 


