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PROPERTY INSPECTION REPORT

Prepared For:  John Doe
(Name of Client)

Concerning:  1234 Sample Dr., Dallas, TX 75228
(Address or Other Identification of Inspected Property)

By:  William Olsen, Lic #3574 12/03/2018
(Name and License Number of Inspector) (Date)

(Name, License Number of Sponsoring Inspector)

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 

http://www.trec.texas.gov
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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 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, bathroom, 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;

lack of electrical bonding and grounding; and

lack of bonding on gas piping, including corrugated stainless steel tubing (CSST).

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 requires 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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INFORMATION INCLUDED UNDER "ADDITIONAL INFORMATION PROVIDED BY INSPECTOR", OR 
PROVIDED AS AN ATTACHMENT WITH THE STANDARD FORM, IS NOT REQUIRED BY THE COMMISSION 
AND MAY CONTAIN CONTRACTUAL TERMS BETWEEN THE INSPECTOR AND YOU, AS THE CLIENT. THE 
COMMISSION DOES NOT REGULATE CONTRACTUAL TERMS BETWEEN PARTIES. IF YOU DO NOT 
UNDERSTAND THE EFFECT OF ANY CONTRACTUAL TERM CONTAINED IN THIS SECTION OR ANY 
ATTACHMENTS, CONSULT AN ATTORNEY.

ADDITIONAL INFORMATION PROVIDED BY INSPECTOR
This report is received in agreement with the buyers acceptance of the Pre-Inspection Agreement Letter.
Paint, Floor Coverings, and other Cosmetic Items are SPECIFICALLY EXCLUDED from this report.
This report cannot and does not represent the operation or condition of any items after the date and time of this inspection.
These items should not be considered a complete list of all the defects with the house. This list is Limited to those items 
that are Readily Accessible and the inspector(s) note at the time of the inspection.
This inspection does not include a mold test, lead base paint test, determine the presence, absence or risk of "Chinese 
Drywall" or any other hazardous material test. If indications of water penetration are known, such as notes of water 
penetration on this report or seller's disclosure or any visible water stains, recommend a specialist for further evaluations.
Some area utility companies may pressure test the gas line prior to turning on th utilities. Pressure testing the line is 
beyond the scope of this inspection and may find gas leaks not noted at the time of the inspection. Recommend contacting 
the local gas company regarding start up procedure prior to closing on the property and having the line pressure checked 
by them if available.

Inspection Time In:  9:30 am  Time Out:  2 pm  Property was: Occupied 
Building Orientation (For Purpose Of This Report Front Faces): North 
Weather Conditions During Inspection: Partly Cloudy 
Outside temperature during inspection:   60 to 65 Degrees
Parties present at inspection:  Buyer, Buyers Agent 

THIS REPORT IS PAID AND PREPARED FOR THE EXCLUSIVE USE BY; John Doe. THIS COPYRIGHTED 
REPORT IS NOT VALID WITHOUT THE SIGNED INSPECTION  AGREEMENT.

THIS REPORT IS NOT TRANSFERABLE FROM CLIENT NAMED ABOVE.

SCOPE OF INSPECTION

These standards of practice define the minimum levels of inspection required for substantially completed residential 
improvements to real property up to four dwelling units.  A real estate inspection is a non-technically exhaustive, limited visual 
survey and basic performance evaluation of the systems and components of a building using normal controls and does not 
require the use of specialized equipment or procedures.  The purpose of the inspection is to provide the client with information 
regarding the general condition of the residence at the time of inspection.  The inspector may provide a higher level of 
inspection performance than required by these standards of practice and may inspect components and systems in addition to 
those described by the standards of practice. 

GENERAL LIMITATIONS

The inspector is not required to:
(A) inspect:

(i) items other than those listed within these standards of practice;
(ii) elevators;
(iii) detached buildings, decks, docks, fences, or waterfront structures or equipment;
(iv) anything buried, hidden, latent, or concealed; 
(v) sub-surface drainage systems; 
(vi) automated or programmable control systems, automatic shut-off, photoelectric sensors, timers, clocks, metering 

devices, signal lights, lightning arrestor system, remote controls, security or data distribution systems, solar panels 
or smart home automation components; or

(vii) concrete flatwork such as; driveways, sidewalks, walkways, paving stones or patios;
(B) report:

(i) past repairs that appear to be effective and workmanlike except as specifically required by these standards; 
(ii) cosmetic or aesthetic conditions; or 
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(iii) wear and tear from ordinary use;
(C) determine:

(i) insurability, warrantability, suitability, adequacy, compatibility, capacity, reliability, marketability, operating costs, 
recalls, counterfeit products, product lawsuits, life expectancy, age, energy efficiency, vapor barriers, thermostatic 
performance, compliance with any code, listing, testing or protocol authority, utility sources, or manufacturer or 
regulatory requirements except as specifically required by these standards;

(ii) the presence or absence of pests, termites, or other wood-destroying insects or organisms;
(iii) the presence, absence, or risk of asbestos, lead-based paint, mold, mildew,  corrosive or contaminated drywall 

“Chinese Drywall” or any other environmental hazard, environmental pathogen, carcinogen, toxin, mycotoxins, 
pollutant, fungal presence or activity, or poison; 

(iv) types of wood or preservative treatment and fastener compatibility; or
(v) the cause or source of a conditions;

(D) anticipate future events or conditions, including but not limited to:
(i) decay, deterioration, or damage that may occur after the inspection;
(ii) deficiencies from abuse, misuse or lack of use; 
(iii) changes in performance of any component or system due to changes in use or occupancy;
(iv) the consequences of the inspection or its effects on current or future buyers and sellers;
(v) common household accidents, personal injury, or death;
(vi) the presence of water penetrations; or
(vii) future performance of any item;

(E) operate shut-off, safety, stop, pressure or pressure-regulating valves or items requiring the use of codes, keys, 
combinations, or similar devices;

(F) designate conditions as safe;
(G) recommend or provide engineering, architectural, appraisal, mitigation, physical surveying, realty, or other specialist 

services;
(H) review historical records, installation instructions, repair plans, cost estimates, disclosure documents, or other reports;
(I) verify sizing, efficiency, or adequacy of the ground surface drainage system; 
(J) verify sizing, efficiency, or adequacy of the gutter and downspout system; 
(K) operate recirculation or sump pumps; 
(L) remedy conditions preventing inspection of any item;
(M) apply open flame or light a pilot to operate any appliance;
(N) turn on decommissioned equipment, systems or utility services; or
(O) provide repair cost estimates, recommendations, or re-inspection services.

The Client, by accepting this Property Inspection Report or relying upon it in any way, expressly agrees to the SCOPE 
OF INSPECTION, GENERAL LIMITATIONS and PRE-INSPECTION AGREEMENT .

This inspection report is made for the sole purpose of assisting the purchaser to determine his and/or her own opinion of 
feasibility of purchasing the inspected property and does not warrant or guarantee all defects to be found. If you have any 
questions or are unclear regarding our findings, please call our office prior to the expiration of any time limitations such as 
option periods.  

This report contains technical information.  If you were not present during this inspection, please call the office to arrange for a 
consultation with your inspector.  If you choose not to consult with the inspector, this inspection company cannot be held liable 
for your understanding or misunderstanding of the reports content.

This report is not intended to be used for determining insurability or warrantability of the structure and may not 
conform to the Texas Department of Insurance guidelines for property insurability. This report is not to be used by 
or for any property and/or home warranty company.

The digital pictures in this report are a sample of the damages in place and should not be considered to show all of the damages 
and/or deficiencies found.  There will be some damage and/or deficiencies not represented with digital imagine. 

http://www.thearlingtonhomeinspectors.com/inspection-agreement
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I. STRUCTURAL SYSTEMS

A. Foundations
Type of Foundation(s): Concrete Slab on Grade
Comments: 
Crawl Space Access: No crawl space

Maintenance Note: This region of Texas has highly plastic clay soils that are characterized as very 
expansive, or possessing high shrink-swell potential. These expansive soils have the ability to shrink to a 
low volume when very dry and swell to a large volume when wet. Therefore a foundation watering 
maintenance program is essential. Due to these soils it is not uncommon for homes to experience some 
degree of foundation distress such as, deflection cracks in the exterior brick veneer, sheetrock cracks and 
floor tile cracks.

Client Advisory Note: This inspection is one of my first impression and the inspector was not provided 
with any historical information pertaining to the structural integrity of the inspected real property. This 
limited cursory and visual survey of the accessible general conditions and circumstances present at the time 
of this inspection. Opinions are based on general observations made without the use of specialized tools or 
procedures. Therefore, the opinions expressed are one of apparent conditions and not of absolute fact and 
are only good for the date and time of this inspection.
The inspection of the foundation may show it to be adequate support for the structure of having movement 
typical to this region, at the time of the inspection. This does not guarantee the future life or failure of the 
foundation. The Inspector is not a structural engineer. This inspection is not an engineering report or 
evaluation and should not be considered on, either expressed or implied. If any cause of concern is noted 
on this report, or if you want further evaluation, you should consider an evaluation by an engineer of your 
choice.
Additional Comments: 

Foundation Is Performing Adequately 
In my opinion, the foundation appears to be providing adequate support for the structure at the time of this 
inspection. I did not observe any apparent evidence that would indicate the presence of adverse 
performance or significant deficiencies in the foundation. The interior and exterior stress indicators showed 
little affects of adverse performance and I perceived the foundation to contain no significant unlevelness 
after walking the 1st level floors. 

Some minor separation noted along the west upstairs bedroom window frame. See example picture 
figure 1.
Minor deflection cracks were observed in the exterior veneer at the at various areas. Recommend areas 
be sealed off at various areas.

      Figure 1
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B. Grading and Drainage
Comments: 
Note: International Residential Code for One & Two Family Dwellings
R401.3 Drainage.
Surface drainage shall be diverted to a storm sewer conveyance or there approved point of collection so as 
to not create a hazard. Lots shall be so as to drain surface away from foundation walls. The grade away 
from foundation walls shall fall a minimum of 6 inches (152mm) within the first 10 feet(3048mm).
Note: Proper drainage and soil moisture contents should be maintained around the foundation year round 
to help minimize future foundation problems. We make no statement concerning site stability.
Additional Comments: 

Grading & Drainage
Notice: There is an underground and/or surface drainage system in place. The inspector cannot and 
will not be able to verify the operation, sizing, efficiency or adequacy of the underground and/or 
surface drainage system. If there are any questions or concerns with this system or the effectiveness of 
the system, you should consult with the current homeowner or the appropriate specialist related to this 
type of system. See example pictures figures 1 and 2.

      Figure 1       Figure 2

C. Roof Covering Materials
Types of Roof Covering: Composition Shingle
Viewed From: Walked on some areas of the roof
Comments: 
Notice: Life expectancy of the roofing material is not covered by this inspection report. If any concerns 
exist about the roof covering life expectancy or potential for future problems, a roofing specialist should be 
consulted. The inspector cannot offer an opinion or warranty as to whether the roof has leaked in the past, 
leaks now, or may be subject to future leaks, either expressed or implied.
The inspection of this roof may show it to be functioning as intended or in need of minor repairs. This 
inspection does not determine the insurability of the roof. You are strongly encouraged to have your 
Insurance Company physically inspect the roof, prior to the expiration of any time limitations such as 
option or warranty periods, to fully evaluate the insurability of the roof.
Additional Comments: 

Roof Covering
All components were found to be performing and in satisfactory condition on the day of the 
inspection. 
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D. Roof Structures and Attics
Viewed From: Entered the attic and performed a visual inspection of accessible areas only., Some areas 
were Inaccessible., Attic Decked Space Only
Approximate Average Depth of Insulation: 8" to 10"
Comments: 
Approximate average thickness of vertical insulation: 2” - 4” - Unable to view
Attic access locations: Upstairs Hallway (Pull Down)
Insulation Type: Blown Rockwool
Note: Unable to view inside walls for verification of insulation.
Note: Unable to access or view some areas of the attic.
Additional Comments: 

Attic Insulation
Sample view of the attic insulation. See example picture figure 1.

Attic Power Vents
Note: One or more of the attic power ventilators were inaccessible at the time of this inspection. See 
example picture figure 2.

Roof Sheathing
Sample view of the radiant barrier decking. See example picture figure 3.

      Figure 1       Figure 2       Figure 3

E. Walls (Interior and Exterior)

Comments: 
Exterior wall covering type: Brick Veneer, Fiber Cement Board
Interior wall covering type: Drywall
Additional Comments: 

Interior Walls & Surfaces
All components were found to be performing and in satisfactory condition on the day of the 
inspection.

Exterior Walls & Surfaces
Note: The heavy foliage growing on, over or around the exterior walls of the structure should be 
trimmed back at least 18-inches.  The heavy foliage will limit the Inspectors visual observation of the 
exterior surfaces. See example pictures figures 1 and 2.
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      Figure 1       Figure 2

F. Ceilings and Floors
Comments: 
Additional Comments: 

Ceilings
The ceiling was observed to have some damage in the master bedroom closet. See example picture 
figure 1.

Floors
All components were found to be performing and in satisfactory condition on the day of the 
inspection.

      Figure 1

G. Doors (Interior and Exterior)
Comments: 
Note: Interior door locks are not tested.
Additional Comments: 

Interior Doors
All components were found to be performing and in satisfactory condition on the day of the 
inspection.

Exterior Doors
The back exterior bottom built-in lock is not functioning. See example picture figure 1.
The m/bedroom exterior door has some wood damage noted at door jamb, trim and threshold areas. 
See example picture figure 2.
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The breakfast room exterior door has some wood damage noted at the threshold areas. See example 
picture figure 3.

      Figure 1       Figure 2       Figure 3

H. Windows
Comments: 
Window Type: Double Pane Glass With Metal Frames, Single Hung, Fixed, Sliding

Special Notice: Signs of lost seals in the thermal pane windows may appear and disappear as temperature 
and humidity changes. Some windows with lost seals may not be evident at the time of the inspection. 
Windows are checked in a non-exhaustive manner for obvious fogging. When lost thermal pane window 
seals were noted, we recommend all windows be rechecked by a window specialist for further evaluation 
prior the expiration of any limitations such as option or warranty periods.

Storm windows are only checked for damage or missing glass.

Recommend local municipalities be consulted for further information concerning the use and safety 
requirements suggested for the use of burglar bars.
Additional Comments: 

Windows
Note: I was unable to inspect the operation of some of the windows due to window treatments, 
personal effects, large, heavy or fragile storage and/or furniture.
One or more of the thermal pane windows were observed to have lost their seals. This has resulted in 
condensation or a fog like film to develop between the panes of glass. The thermal pane windows no 
longer function as designed when they loose their seal and replacement may be necessary. The 
windows that have noticeably lost their seals are listed but may not be limited to the following:  
various locations throughout the house.
(Approximate Total 6 )
Special Notice: Signs of lost seals in the thermal pane windows may appear and disappear as 
temperature and humidity changes.  Some windows with lost seals may not be evident at the time of 
this inspection.  Windows are checked in a non-exhaustive manner for obvious fogging.  When lost 
thermal pane window seals were noted, we recommend all windows be rechecked by a window 
specialist for further evaluation prior to the expiration of any time limitations such as option or 
warranty periods.

Window Screens
One or more of the window screens were observed to be damaged. 
One or more of the window screens were observed to be missing. 
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Safety Glass
(Under current building standards the following are considered hazardous locations that require safety 
glass.)

Glass in individual fixed or operable panels within 18-inches of the floor.

I. Stairways (Interior and Exterior)
Comments: 
Additional Comments: 

Interior Stairway
All components were found to be performing and in satisfactory condition on the day of the 
inspection.

J. Fireplaces and Chimneys
Comments: 
Note: Examination of concealed or inaccessible portions of the chimney is beyond the scope of our 
inspection. We do not perform draft or smoke test. If further review is desired, we recommend consulting 
with a qualified contractor.
Note: Unable to check recessed gas valve(s) for leaks.
Note: The chimney flue could not be viewed. A chimney sweep should be consulted for further review.
Note: Proper drafting cannot be checked. This requires a chimney sweep for further evaluation.

Additional Comments: 

Family Room  Fireplace / Chimney
Number of Fireplace(s): 1
Type of Fireplace(s): Masonary(s)/Brick
Gas Logs or Ignitor Bar in Place: Gas Logs in place.

Sample view of the fireplace. See example picture figure 1.
Note: There are gas logs installed in the firebox at the time of this inspection. I was unable to view the 
floor of the firebox at the time of this inspection.
When artificial gas logs / ignitor bars are installed in a firebox with a damper; the damper should be 
permanently blocked open with a damper clamp to prevent accidental spillage of carbon monoxide 
into the living space.
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      Figure 1

K. Porches, Balconies, Decks, and Carports
Comments: 
Note: Only the Porches, Balconies, Decks and Carports attached to the structure are inspected.
Additional Comments: 

Back Porches / Patio 
Sample view of the back porch / patio area. See example picture figure 1.

Driveway
Wood expansion joints noted. Recommend a non-conducive material be used. See example picture 
figure 2.
Minor cracks and/or deficiencies were observed in the driveway. See example picture figure 3.

      Figure 1       Figure 2       Figure 3

L. Other
Comments: 

 Intercom systems are checked in radio mode only.
Additional Comments: 

M/bath clothes hamper door is not functioning properly. See example picture figure 1.
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      Figure 1

II. ELECTRICAL SYSTEMS

A. Service Entrance and Panels
Comments: 
Type of Service: Underground Service
Type of wiring: Copper wiring with circuit breakers

Notes: Most components of the electrical system are not readily accessible, Unable to fully inspect.

Additional Comments: 

Panel Box 
Box Rating and/or Main Disconnect Rating: 200 amps with a 200 amp main disconnect
Box Location: Garage ( right panel )
Cabinet Manufacturer: Square D

Sample view of the electrical panel. See picture figure 1.
The ground wires and the neutral wires are not properly separated in the sub-panel electrical cabinet.  
The neutral wires should be on their own isolated bus bar and the ground wires should be connected to 
the sub-panel cabinet. Although the sub-panel is functional, it does not meet current National 
Electrical Code standards. See example picture figure 2.
Notes: None of the circuits are protected by an Arc Fault Circuit Interrupter (AFCI) device in panel 
board. Under the current 2008 National Electrical Code combination Arc Fault Circuit Interrupter 
breakers (AFCI) are to be installed on all single phase, 15 and 20 amp non-ground fault circuits 
supplying power to dwelling areas, including family rooms, dining rooms, living areas, parlors, 
libraries, dens, bedrooms, sun rooms, recreation rooms, closets, hallways or similar rooms.

Panel Box
Box Rating and/or Main Disconnect Rating:200 amp main disconnect
Box Location: Garage  ( left panel )
Cabinet Manufacturer: Square D

Sample view of the electrical panel. See picture figure 1.

      Figure 1       Figure 2

B. Branch Circuits, Connected Devices, and Fixtures
Type of Wiring: Copper
Comments:
Note: Ground Fault Circuit Interrupters: GFCI protection should be on all kitchen areas, bathrooms, 
garages (except dedicated), exterior, wet bars and pool/spa receptacles. These devices are intended to 
minimize severe electrical shock in areas around water, such as, sinks, tubs and pools.
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Note: Smoke/Fire Detector Sensor: Current standards recommend the presence of a smoke detection 
device in each sleeping room(s), in each hall leading to the sleeping room(s) and on each level. The 
operation of these units should be checked upon moving in and twice a year for safety reasons. The units 
should be tied together so as to trigger all units when one is activated.  Smoke/Fire Sensors were not 
inspected.

Note: Lights and equipment activated by photocell switches were not inspected. Landscape and/or exterior 
low-voltage ground lighting is not included in this inspection.

Note: When aluminum wiring is noted, 1 outlet and/or switch coverplate is removed (If Accessible) to 
check type of outlet and/or switch and connection. Recommend a licensed electrician for further 
evaluations.

Doorbell / Chime: Responds to button at front door.

Additional Comments: 

Receptacle Outlets
Note: Some of the receptacles in the home were inaccessible and could not be reached for inspection 
due to personal effects, heavy storage, furniture or conditions outside the control of the inspector.

Fixtures
Possibly burned out bulbs and/or missing bulbs at various areas.

III. HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS

A. Heating Equipment
Type of Systems: Forced Air - Gas - Electronic Pilot, Zoned
Energy Sources: Natural Gas
Comments: 
Note: We recommend the heating system be completely serviced before each heating season. Filters should 
be changed at regular intervals. Checking humidifiers, electronic air filters and proper air flow is not 
included in this inspection. Only the emergency heat mode is checked on a heat pump systems when the 

outside temperature is above 90°F.
Performance of system: Both units - Steady blue fame - no sign of heat chamber damage. Flame behavior 
and match test indicates proper function.
Number of units: 2

Notes: Thermostats are checked in the manual mode only.

Notes: Full evaluation of the integrity of a heat exchanger requires dismantling of the furnace and is 
beyond the scope of this inspection.

Notes: Recommend turning the standing pilot off in the summer to retard rust build-up in the heat 
exchanger.

Additional Comments: 

Central Heating  System  Energy Source: Natural Gas
Brand Name: Trane XB80
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Location of Furnace: West upstairs walk-in attic area
Thermostat Location: Downstairs hallway
Approximate Age: 2012
Model Number: 4TWX5030A1000AA
Serial Number: 12161KEDAA

Sample view of the attic area furnace. See example picture figure 1.
The heater gas supply line is not equipped with a sediment trap just before the gas appliance 
connector. This condition does not meet current installation requirements and should be corrected. 

Central Heating  System  Energy Source: Natural Gas
Brand Name: Trane XB80
Location of Furnace: East upstairs walk-in attic area
Thermostat Location: Upstairs hallway
Approximate Age: 2012
Model Number: 4TWX5030A1000AA
Serial Number: 12171KEDAA

Sample view of the attic area furnace. See example picture figure 2.
The heater gas supply line is not equipped with a sediment trap just before the gas appliance 
connector. This condition does not meet current installation requirements and should be corrected. 

      Figure 1       Figure 2

B. Cooling Equipment
Type of Systems: Forced air - Electric, Zoned
Comments: 
Note: We recommend  the cooling system be completely serviced before each cooling season and the 
primary condensate drain line be flushed with a chlorine bleach/water solution every 2 months during the 
cooling season to prevent clogging. Cooling system is not checked when the outside temperature is below 

60°F because possible damage to the compressor.
Note: The interior of the evaporator coil was not viewed at the time of the inspection. If the unit has not 
been serviced in the last 12 months, it should be done prior to closing.
Notice: Temperature differential readings are fundamental standard for testing the proper operation of the 

cooling system. The normal acceptable range is considered approximately between 15°F and 23°F. Total 
difference between the return air and the supply air. Unusual conditions such as excessive humidity, low 
outdoor temperatures, and restricted airflow may indicate abnormal operation even though the equipment is 
functioning basically as designed and occasionally may indicate normal operation in spite of an equipment 
malfunction.
Number of units: 2

Additional Comments: 

Central Cooling System 
Today's Temperature Differential (Delta-T):  20  Degrees
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Approximate System Age:  2012  
Approximate System Size:  2.5 ton 
Brand Name: Trane
Location of unit: West side of the house,

   Model Number: 4TWX5030A1000AA
   Serial Number: 12161KEDAA

Sample view of the condenser coil unit. See example picture figure 1.
Note: The auxiliary/secondary drain pan under the coil housing has some water staining and/or a rust 
build-up. This would indicate that the pan has held water in the past and should be closely monitored. 
The primary drain line terminates into the drain pan. Recommend routing to a plumbing drain line. See 
example picture figure 2.

Central Cooling System 
Today's Temperature Differential (Delta-T):  20  Degrees
Approximate System Age:  2012  
Approximate System Size:  2.5 ton 
Brand Name: Trane
Location of unit: East side of the house,

   Model Number: 4TWX5030A1000AA
   Serial Number: 12171KEDAA

Sample view of the condenser coil unit. See example picture figure 3.
Note: The auxiliary/secondary drain pan under the coil housing has some water staining and/or a rust 
build-up. This would indicate that the pan has held water in the past and should be closely monitored. 
The primary drain line terminates into the drain pan. Recommend routing to a plumbing drain line. See 
example picture figure 4.

      Figure 1       Figure 2       Figure 3

      Figure 4
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C. Duct Systems, Chases, and Vents
Comments: 
Filter sizes: 20 x 25 x 4
Filter sizes: At attic area units
Additional Comments: 

Sample view of the air filters. See example pictures figures 1 and 2.

      Figure 1       Figure 2

IV. PLUMBING SYSTEMS

A. Plumbing Supply, Distribution Systems and Fixtures
Location of water meter: At front yard near street.
Location of main water supply valve: At water meter.
Static water pressure reading: 60 to 70 psi
Comments: 
Note: Water pressure is considered within normal range if it is between 40-80 psi.
Note: Pipes, plumbing equipment, and reservoirs concealed in enclosures or underground are not checked 
for leaks or defects. The pipes and plumbing in walls, in or under concrete slabs, or concealed by personal 
possessions are not included in this inspection. Water purification systems or water softer systems are not 
inspected. Laundry equipment is not operated to check the drain systems.
Note: All water pipes below a house, in an attic or in exterior walls should be insulated to protect against 
freezing.
Note: Unable to test washer utility drain at full capacity.
Note: Valve handles under sinks and behind toilets are not tested at the time of the inspection. Leak testing 
these handles is beyond the scope of the inspection.
Note: Ice maker valves and water lines are not tested at the time of the inspection.
Notice: The inspector has attempted to discover and report conditions requiring further evaluation or 
repair. However, determining the condition of any component that is not visible and/or accessible, such as 
plumbing components that are buried, beneath the foundation, located within construction voids or 
otherwise concealed, and reporting any deficiency that does not appear or become evident during our 
limited cursory and visual survey is outside the scope of this inspection.
Type of Plumbing Supply Piping Material: Copper
Additional Comments: 

Water Supply System
5 minute check at water meter - no dial movement noted.

Kitchen Sink
The faucet leaks at the handle when on. See example picture figure 1.

Master Bathroom
Bathtub
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Tub spout is loose at base area. See example picture figure 2.
The bathtub shower head diverter is not functioning properly. See example picture figure 3.

Commode / Toilet
The commode flapper does not function properly. See example picture figure 4.

      Figure 1       Figure 2       Figure 3

      Figure 4

B. Drains, Wastes, and Vents
Comments: 
Type of Drain Piping: PVC
Type of Vent Piping: PVC
Notice: Reporting the condition of drains, wastes and vent piping that is not completely visible and/or 
accessible or, reporting any defect of deficiency that requires extended use of the system to develop or does 
not become evident during our limited cursory and visual survey is outside the scope of this inspection. 
This is a limited cursory and visual survey of the accessible general conditions and circumstances present 
at the time of this inspection. Opinions are based on general observations made without the use of 
specialized tools or procedures. Therefore, the opinions expressed are one of apparent conditions and not 
of absolute fact and are only good for the date and time of the inspection.
Additional Comments: 

All visible components were found to be performing and in satisfactory condition on the day of the 
inspection.
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C. Water Heating Equipment
Energy Sources: Natural Gas
Capacity: (2) 50 Gallons
Comments: 
Note: A drain pan should be installed below a water heater installed in an area where leakage or 
condensate may cause damage to the structure, TREC standards state that it should have a drain that 
terminates above exterior grade.

International Residential Code for One & Two Family Dwellings
P2801.5 Required pan. Where water heaters or hot water storage tanks are installed in locations where 
leakage of the tanks or connections will cause damage, the tank or water heater shall be installed in a 
galvanized steel pan having a minimum thickness of 24 gage (0.016 inch) (0.4 mm) or other pans for such 
use. Listed pans shall comply with CSA LC3.

P2801.5.1 Pan size and drain. The pan shall be not less than 11/2 inches (38 mm) deep and shall be of 
sufficient size and shape to receive all dripping or condensate from the tank or water heater. The pan shall 
be drained by an indirect waste pipe having a minimum diameter of 3/4 inch (19 mm). Piping for safety 
pan drains shall be of those materials listed in Table P2904.5.

P2801.5.2 Pan drain termination. The pan drain shall extend full-size and terminate over a suitably located 
indirect waste receptor or shall extend to the exterior of the building and terminate not less than 6 inches 
(152 mm) and not more than 24 inches (610 mm) above the adjacent ground surface.

International Residential Code for One & Two Family Dwellings
P2803.6.1 Requirements for discharge pipe. The discharge piping serving a pressure-relief valve, 
temperature relief valve or combination valve shall:
Not be directly connected to the drainage system.
Discharge through an air gap located in the same room as the water heater.
Not be smaller than the diameter of the outlet of the valve served and shall discharge full size to the air 
gap.
Serve a single relief device and shall not connect to piping serving any other relief device or equipment. 
Discharge to the floor, to an indirect waste receptor or to the outdoors. Where discharging to the outdoors 
in areas subject to freezing, discharge piping shall be first piped to an indirect waste receptor through an 
air gap located in a conditioned area.
Discharge in a manner that does not cause personal injury or structural damage.
Discharge to a termination point that is readily observable by the building occupants.
Not be trapped.
Be installed to flow by gravity.
Not terminate more than 6 inches (152 mm) above the floor or waste receptor.
Not have a threaded connection at the end of the piping.
Not have valves or tee fittings.
Be constructed of those materials listed in Section P2904.5 or materials tested, rated and approved for such 
use in accordance with ASME A112.4.1.

Additional Comments: 

Water Heater     Energy Source:  Natural Gas 
Location:  Upstairs walk-in attic area - left unit 
Approximate Capacity:  50 Gallons  
Approximate Age: 2012  
Brand Name:  A.O. Smith 
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Model Number: FSG 50 210
Serial Number: GB91-1213397-210

Sample view of water heater. See picture figure 1.
A circulating pump was noted in place and functioning. See example picture figure 2.
The water heater gas supply line is not equipped with a sediment trap just before the gas appliance 
connector. This condition does not meet current installation requirements and should be corrected. 

Water Heater     Energy Source:  Natural Gas 
Location:  Upstairs walk-in attic area - right unit 
Approximate Capacity:  50 Gallons  
Approximate Age: 2012  
Brand Name:  A.O. Smith 
Model Number: FSG 50 210
Serial Number:GB91-1214397-210

Sample view of water heater. See picture figure 1.
The water heater gas supply line is not equipped with a sediment trap just before the gas appliance 
connector. This condition does not meet current installation requirements and should be corrected. 

      Figure 1       Figure 2

D. Hydro-Massage Therapy Equipment
Comments: 
Note: If a whirlpool type tub is not used for an extended period of time, the lines become unsanitary. 
Whirlpool plumbing lines should be cleaned frequently to prevent unsafe bacterial growth from occurring.
Jacuzzi Locations: M/Bath
International Residential Code for One & Two Family Dwellings
SECTION E4109 HYDRO MASSAGE BATHTUBS
E4109.1 Ground-fault circuit-interrupters. Hydro massage bathtubs and their associated electrical 
components shall be protected in accordance with Section E4108. All 125-volt, single-phase receptacles 
not exceeding 30 amperes and located within 5 feet (1524 mm) measured horizontally of the inside walls 
of a hydro massage tub shall be protected by a ground-fault circuit interrupter(s).

E4109.2 Other electric equipment. Luminaries, switches, receptacles, and other electrical equipment 
located in the same room, and not directly associated with a hydro massage bathtub, shall be installed in 
accordance with the requirements of this code relative to the installation of electrical equipment in 
bathrooms.

E4109.3 Accessibility. Hydro massage bathtub electrical equipment shall be accessible without damaging 
the building structure or building finish.

E4109.4 Bonding. All metal piping systems and all grounded metal parts in contact with the circulating 
water shall be bonded together using a solid copper bonding jumper, insulated, covered, or bare, not 
smaller than 8 AWG.
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GFCI Protection Located At: M/Bath Closet
Additional Comments: 

Hydro-Massage Therapy Equipment
Sample view of the Jacuzzi. See example picture figure 1.
The access to the hydro-massage therapy equipment motor is not readily accessible and inspection of 
the equipment lines and motor could not be performed. This does not meet current installation 
standards.

      Figure 1

E. Other
Comments: 
Additional Comments: 

V. APPLIANCES

A. Dishwashers
Comments: 
Number of units: 1

Dishwasher
Brand: Kenmore
Model number: 665.13592K600
Serial Number:15953000

Additional Comments: 
This component appears to be performing adequately at the time of this inspection. 

B. Food Waste Disposers
Comments: 
Number of Units: 1
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Food Waster Disposers
Brand:Badger
Model Number: 5-84A
Serial Number:15031812000

Additional Comments: 
This component appears to be performing adequately at the time of this inspection.

C. Range Hood and Exhaust Systems
Comments: 

M1503.1 General. Range hoods shall discharge to the outdoors through a single-wall duct. The duct 
serving the hood shall have a smooth interior surface, shall be air tight, shall be equipped with a back-draft 
damper, and shall be independent of all other exhaust systems. Ducts serving range hoods shall not 
terminate in an attic or crawl space or areas inside the building.
Exception: Where installed in accordance with the manufacturer's installation instructions, and where 
mechanical or natural ventilation is otherwise provided, listed and labeled ductless range hoods shall not be 
required to discharge to the outdoors.

COMMENTARY “Provided By Code Authors”
By requiring the ducts to have smooth inner walls, this section prohibits the use of flexible and semi rigid 
corrugated ducts for range hood exhaust.

M1503.2 Duct material. Single-wall ducts serving range hoods shall be constructed of galvanized steel, 
stainless steel or copper.

COMMENTARY “Provided By Code Authors”
Ducts used for dwelling unit kitchen exhaust must be constructed of noncombustible materials to reduce 
the potential fire hazard associated with the collection of grease or the absorption of grease into a more 
porous duct material. This section requires domestic kitchen exhaust ducts to be constructed of galvanized 
or stainless steel or copper. Section M1503.1 effectively requires rigid ducts.

Range Exhaust Systems
Type of Exhaust System:Non-vented unit - 2 speed fan - runs quiet.
Brand: Vent-A-Hood
Model Number: BR210
Serial Number: GFP6705K11

Additional Comments: 
This component appears to be performing adequately at the time of this inspection.
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D. Ranges, Cooktops, and Ovens
Comments: 
Number of  Ovens: 1
Number of  Ranges: 1

Note: Oven temperature checked at 350°F.
Upper oven temperature came out at (used when only 1 oven): 350°F
Lower oven temperature came out at : Not present.°F
TREC has determined that if the temperature is within 25°F plus or minus then it is within standards.
Oven timer: Yes, Respond to 5 minute check.
Self clean oven: Yes, Unit was heating.
Note: Self clean was not run through complete cycle. Checked for heating only.
Note: Anti-tip device was not visible, unable to determine if present.

Additional Comments: 

Range / Oven
Brand Name: General Electric – GE
Type of Range(s): Electric Range/Oven
Model Number: JBP65WCWW
Serial Number: ERB44T10010

This component appears to be performing adequately at the time of this inspection.

E. Microwave Ovens
Comments: 
Note: Microwave oven not inspected for radiation leaks.

Microwave
Brand: General Electric – GE
Model Number: WB44K10005
Serial Number: RHY781234K

Additional Comments: 
This component appears to be performing adequately at the time of this inspection.

F. Mechanical Exhaust Vents and Bathroom Heaters
Comments: 

International Residential Code for One & Two Family Dwellings
MECHANICAL VENTILATION
M1501.1 Outdoor discharge. The air removed by every mechanical exhaust system shall be discharged to 
the outdoors. Air shall not be exhausted into an attic, soffit, ridge vent or crawl space.

M1507.1 General. Where toilet rooms and bathrooms are mechanically ventilated, the ventilation 
equipment shall be installed in accordance with this section.
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M1506.2 Recirculation of air. Exhaust air from bathrooms and toilet rooms shall not be recirculated within 
a residence or to another dwelling unit and shall be exhausted directly to the outdoors. Exhaust air from 
bathrooms and toilet rooms shall not discharge into an attic, crawl space or other areas inside the building.
Note: Some termination of the exhaust fans were not viewed.
Additional Comments: 

Exhaust Vent
These components appear to be performing adequately at the time of this inspection.

G. Garage Door Operators
Comments: 
Number of units: 1
Additional Comments: 

Double Overhead Garage Door Opener
This component appears to be performing adequately at the time of this inspection.

H. Dryer Exhaust Systems
Comments: 

International Residential Code for One & Two Family Dwellings
M1502.4.4.1 Specified length. The maximum length of the exhaust duct shall be 35 feet from the 
connection to the transition duct from the dryer to the outlet terminal. Where fittings are used, the 
maximum length of the exhaust duct shall be reduced in accordance with Table M1502.4.4.1.
The maximum length of the exhaust duct does not include the transition duct.

International Residential Code for One & Two Family Dwellings
Clothes Dryer Exhaust
M1502.3 Duct termination. Exhaust ducts shall terminate on the outside of the building. Exhaust duct 
terminations shall be in accordance with the dryer manufacturer’s installation instructions. If the 
manufacturer’s instructions do not specify a termination location, the exhaust duct shall terminate not less 
than 3 feet in any direction from openings into buildings. Exhaust duct terminations shall be equipped with 
a backdraft damper. Screens shall not be installed at the duct termination. 
Note: Recommend a rigid metal vent pipe be used for the dryer vent.
Note: Dryer vent not checked for cleanliness. If clothes dryer vent runs into attic, lint may collect in the 
vent pipe over time causing the dryer to over-heat or not function properly.

Note: Washer and Dryer are connected. Units were not inspected.

Dryer Exhaust System

Type of connection for dryer: 220 Outlet
Additional Comments: 

Dryer Exhaust System
This component appears to be performing adequately at the time of this inspection.
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I. Other
Comments: 
Additional Comments: 

VI. OPTIONAL SYSTEMS

A. Landscape Irrigation (Sprinkler) Systems
Comments: 

Note: Spray coverage for the sprinkler system was not verified as part of this inspection.
Note: Spray heads should be positioned no closer than 12" from the foundations. Coverage should be 
monitored for the system and adjusted accordingly to ensure even watering of the landscaping.
Note:Heads concealed in bushes and shrubbery were not viewed. Underground piping was not inspected. 
Automatic timers (not tested).

Additional Comments: 

When the system is operational, all of the sprinkler system associated components are inspected and 
operated in the manual settings only.

Note: Some municipalities now require moisture (rain/freeze) sensors to be installed on all new installation 
and existing sprinkler systems. Our company does not maintain a list of municipalities that require the 
installation of a moisture sensor. Please check with your municipality for moisture sensor requirements.
Sprinkler system equipped with a moisture (rain/freeze) sensor: Yes
Control Box Location(s): Garage
Number of Control Boxes: 1
Coverage Areas: Watered on all sides of the property.
Total Number of Zones Wired:   6   
Back Flow Device Location: At front yard near street.
Sprinkler System and Associated Components

Back flow device was in place. Function was not checked. See example picture figure 1.
Sample view of the sprinkler control box. See example picture figure 2.
Heads need minor adjusting at various areas.

      Figure 1       Figure 2
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B. Swimming Pools, Spas, Hot Tubs, and Equipment
Type of Construction: Not present
Comments: 

Company Disclaimer Related to Pools & Spas
Based on what we were able to observe and our experience with swimming pool, spa and hot tub 
technology, we submit this inspection report based on the present condition, working under current use and 
habits of the current occupants of the residence.
For further assistance and inspections, we recommend contacting a licensed pool contractor or ask the 
seller if you may discuss the pool or spa with the maintenance company that the seller has used to clean 
and service the pool or spa.  
The Inspector shall inspect and report deficiencies in the condition of all associated above ground and 
accessible components. This inspection does not include evaluations of freeze guard controls and/or 
devices or pool, spa or hot tub bodies / shells below the water line and does not insure, guarantee or 
warrant against structure or sub-surfaces water leaks, either expressed or implied.

Specific limitations for swimming pools, spas, hot tubs, and equipment.  
The inspector is not required to:
dismantle or otherwise open any components or lines;
operate valves;
uncover or excavate any lines or concealed components of the system or determine the presence of sub-
surface leaks;
fill the pool, spa, or hot tub with water;
inspect any system that has been winterized, shut down, or otherwise secured;
determine the presence of sub-surface water tables; or
inspect ancillary equipment such as computer controls, covers, chlorinators or other chemical dispensers, 
or water ionization devices or conditioners other than required by this section.
The following items were noted as being present: Not Present

  Spa responds to controls.
 Pool and spa lights are GFCI protected.

Additional Comments: 

C. Outbuildings
Comments: 
Additional Comments: 

D. Private Water Wells  (A coliform analysis is recommended)
Type of Pump: N/A
Type of Storage Equipment: N/A
Comments: 
Additional Comments: 

If present, Not Inspected. Recommend a specialist for further evaluations.
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E. Private Sewage Disposal (Septic) Systems
Type of System: N/A
Location of Drain Field: 
Comments: 
Additional Comments: 

If present, Not Inspected. Recommend a specialist for further evaluations.

F. Other
Comments: 
Additional Comments: 

Outdoor Cooking Equipment
Energy Source: Natural Gas
Additional Comments: 

Sample view of the gas grille at back patio / porch area. See example picture figure 1.

Gas Supply System
Location of Main Valve: West side of the house.
Type of Supply Line: Black Iron, Flexible

 20 minute check at gas meter, no dial movement noted.
 20 minute check at gas meter, dial movement noted.

Note: Gas check was performed with all gas appliances and associated pilot lights turned off. Pilots were re-
lit after inspection check.
Note: Propane systems are not inspected.
Additional Comments: 

Sample view of the gas meter. See example picture figure 2.

      Figure 1       Figure 2
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ADDENDUM: REPORT SUMMARY
The following is a synopsis of the potentially significant improvements that should be budgeted for over the short term.Other 
significant improvements, outside the scope of this inspection, may also be necessary. Please refer to the body of this report for 
further details on these and other recommendations.
For your convenience, the following conventions have been used in this summary addendum.
Major Concerns: a system or component which is considered significantly deficient or is unsafe. Significant deficiences need to be 
corrected and, except for some safety items, are likely to involve significant expense.
Safety Issues: denotes a condition that is unsafe and in need of prompt attention.
Repair Items: denotes a system or component which is missing or which needs corrective action to assure proper and reliable 
function.
Improvement Items: denotes improvements which are recommended but not required.
Items To Monitor: denotes a system or component needing further investigation and/or monitoring in order to determine if repairs 
are necessary.

Major Concerns

Safety Concerns

Repair Items

FOUNDATIONS

Foundation Is Performing Adequately 
In my opinion, the foundation appears to be providing adequate support for the structure at the time of this inspection. I did 
not observe any apparent evidence that would indicate the presence of adverse performance or significant deficiencies in the 
foundation. The interior and exterior stress indicators showed little affects of adverse performance and I perceived the 
foundation to contain no significant unlevelness after walking the 1st level floors. 

Some minor separation noted along the west upstairs bedroom window frame. See example picture figure 1.
Minor deflection cracks were observed in the exterior veneer at the at various areas. Recommend areas be sealed off at 

various areas.

WALLS (INTERIOR AND EXTERIOR)

Exterior Walls & Surfaces
Note: The heavy foliage growing on, over or around the exterior walls of the structure should be trimmed back at least 
18-inches.  The heavy foliage will limit the Inspectors visual observation of the exterior surfaces. See example pictures 

figures 1 and 2.

CEILINGS AND FLOORS

Ceilings

The ceiling was observed to have some damage in the master bedroom closet. See example picture figure 1.

DOORS (INTERIOR AND EXTERIOR)

Exterior Doors
The back exterior bottom built-in lock is not functioning. See example picture figure 1.
The m/bedroom exterior door has some wood damage noted at door jamb, trim and threshold areas. See example picture 
figure 2.

The breakfast room exterior door has some wood damage noted at the threshold areas. See example picture figure 3.
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WINDOWS

Windows
Note: I was unable to inspect the operation of some of the windows due to window treatments, personal effects, large, 
heavy or fragile storage and/or furniture.
One or more of the thermal pane windows were observed to have lost their seals. This has resulted in condensation or a 
fog like film to develop between the panes of glass. The thermal pane windows no longer function as designed when 
they loose their seal and replacement may be necessary. The windows that have noticeably lost their seals are listed but 
may not be limited to the following:  
various locations throughout the house.
(Approximate Total 6 )
Special Notice: Signs of lost seals in the thermal pane windows may appear and disappear as temperature and humidity 
changes.  Some windows with lost seals may not be evident at the time of this inspection.  Windows are checked in a non-
exhaustive manner for obvious fogging.  When lost thermal pane window seals were noted, we recommend all windows 
be rechecked by a window specialist for further evaluation prior to the expiration of any time limitations such as option 
or warranty periods.

Window Screens
One or more of the window screens were observed to be damaged. 
One or more of the window screens were observed to be missing. 

Safety Glass
(Under current building standards the following are considered hazardous locations that require safety glass.)

Glass in individual fixed or operable panels within 18-inches of the floor.

FIREPLACES AND CHIMNEYS

Family Room  Fireplace / Chimney
Number of Fireplace(s): 1
Type of Fireplace(s): Masonary(s)/Brick
Gas Logs or Ignitor Bar in Place: Gas Logs in place.

Sample view of the fireplace. See example picture figure 1.
Note: There are gas logs installed in the firebox at the time of this inspection. I was unable to view the floor of the 
firebox at the time of this inspection.
When artificial gas logs / ignitor bars are installed in a firebox with a damper; the damper should be permanently 

blocked open with a damper clamp to prevent accidental spillage of carbon monoxide into the living space.

PORCHES, BALCONIES, DECKS, AND CARPORTS

Driveway
Wood expansion joints noted. Recommend a non-conducive material be used. See example picture figure 2.

Minor cracks and/or deficiencies were observed in the driveway. See example picture figure 3.

OTHER

M/bath clothes hamper door is not functioning properly. See example picture figure 1.

SERVICE ENTRANCE AND PANELS

Panel Box 
Box Rating and/or Main Disconnect Rating: 200 amps with a 200 amp main disconnect
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Box Location: Garage ( right panel )
Cabinet Manufacturer: Square D

Sample view of the electrical panel. See picture figure 1.
The ground wires and the neutral wires are not properly separated in the sub-panel electrical cabinet.  The neutral wires 
should be on their own isolated bus bar and the ground wires should be connected to the sub-panel cabinet. Although the 
sub-panel is functional, it does not meet current National Electrical Code standards. See example picture figure 2.
Notes: None of the circuits are protected by an Arc Fault Circuit Interrupter (AFCI) device in panel board. Under the 
current 2008 National Electrical Code combination Arc Fault Circuit Interrupter breakers (AFCI) are to be installed on 
all single phase, 15 and 20 amp non-ground fault circuits supplying power to dwelling areas, including family rooms, 
dining rooms, living areas, parlors, libraries, dens, bedrooms, sun rooms, recreation rooms, closets, hallways or similar 

rooms.

BRANCH CIRCUITS, CONNECTED DEVICES, AND FIXTURES

Fixtures

Possibly burned out bulbs and/or missing bulbs at various areas.

HEATING EQUIPMENT

Central Heating  System  Energy Source: Natural Gas
Brand Name: Trane XB80
Location of Furnace: West upstairs walk-in attic area
Thermostat Location: Downstairs hallway
Approximate Age: 2012
Model Number: 4TWX5030A1000AA
Serial Number: 12161KEDAA

Sample view of the attic area furnace. See example picture figure 1.
The heater gas supply line is not equipped with a sediment trap just before the gas appliance connector. This condition 
does not meet current installation requirements and should be corrected. 

Central Heating  System  Energy Source: Natural Gas
Brand Name: Trane XB80
Location of Furnace: East upstairs walk-in attic area
Thermostat Location: Upstairs hallway
Approximate Age: 2012
Model Number: 4TWX5030A1000AA
Serial Number: 12171KEDAA

Sample view of the attic area furnace. See example picture figure 2.
The heater gas supply line is not equipped with a sediment trap just before the gas appliance connector. This condition 

does not meet current installation requirements and should be corrected.

COOLING EQUIPMENT

Central Cooling System 
Today's Temperature Differential (Delta-T):  20  Degrees
Approximate System Age:  2012  
Approximate System Size:  2.5 ton 
Brand Name: Trane
Location of unit: West side of the house,

   Model Number: 4TWX5030A1000AA
   Serial Number: 12161KEDAA

Sample view of the condenser coil unit. See example picture figure 1.
Note: The auxiliary/secondary drain pan under the coil housing has some water staining and/or a rust build-up. This 
would indicate that the pan has held water in the past and should be closely monitored. The primary drain line terminates 
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into the drain pan. Recommend routing to a plumbing drain line. See example picture figure 2.

Central Cooling System 
Today's Temperature Differential (Delta-T):  20  Degrees
Approximate System Age:  2012  
Approximate System Size:  2.5 ton 
Brand Name: Trane
Location of unit: East side of the house,

   Model Number: 4TWX5030A1000AA
   Serial Number: 12171KEDAA

Sample view of the condenser coil unit. See example picture figure 3.
Note: The auxiliary/secondary drain pan under the coil housing has some water staining and/or a rust build-up. This 
would indicate that the pan has held water in the past and should be closely monitored. The primary drain line terminates 

into the drain pan. Recommend routing to a plumbing drain line. See example picture figure 4.

PLUMBING SUPPLY, DISTRIBUTION SYSTEMS AND FIXTURES

Kitchen Sink
The faucet leaks at the handle when on. See example picture figure 1.

Master Bathroom
Bathtub

Tub spout is loose at base area. See example picture figure 2.
The bathtub shower head diverter is not functioning properly. See example picture figure 3.

Commode / Toilet

The commode flapper does not function properly. See example picture figure 4.

WATER HEATING EQUIPMENT

Water Heater     Energy Source:  Natural Gas 
Location:  Upstairs walk-in attic area - left unit 
Approximate Capacity:  50 Gallons  
Approximate Age: 2012  
Brand Name:  A.O. Smith 
Model Number: FSG 50 210
Serial Number: GB91-1213397-210

Sample view of water heater. See picture figure 1.
A circulating pump was noted in place and functioning. See example picture figure 2.
The water heater gas supply line is not equipped with a sediment trap just before the gas appliance connector. This 
condition does not meet current installation requirements and should be corrected. 

Water Heater     Energy Source:  Natural Gas 
Location:  Upstairs walk-in attic area - right unit 
Approximate Capacity:  50 Gallons  
Approximate Age: 2012  
Brand Name:  A.O. Smith 
Model Number: FSG 50 210
Serial Number:GB91-1214397-210

Sample view of water heater. See picture figure 1.
The water heater gas supply line is not equipped with a sediment trap just before the gas appliance connector. This 

condition does not meet current installation requirements and should be corrected.
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HYDRO-MASSAGE THERAPY EQUIPMENT

Hydro-Massage Therapy Equipment
Sample view of the Jacuzzi. See example picture figure 1.
The access to the hydro-massage therapy equipment motor is not readily accessible and inspection of the equipment 

lines and motor could not be performed. This does not meet current installation standards.

LANDSCAPE IRRIGATION (SPRINKLER) SYSTEMS

Sprinkler System and Associated Components
Back flow device was in place. Function was not checked. See example picture figure 1.
Sample view of the sprinkler control box. See example picture figure 2.

Heads need minor adjusting at various areas.

Improvement Items

Items To Monitor

GRADING AND DRAINAGE

Grading & Drainage
Notice: There is an underground and/or surface drainage system in place. The inspector cannot and will not be able to 
verify the operation, sizing, efficiency or adequacy of the underground and/or surface drainage system. If there are any 
questions or concerns with this system or the effectiveness of the system, you should consult with the current 

homeowner or the appropriate specialist related to this type of system. See example pictures figures 1 and 2.

ROOF STRUCTURES AND ATTICS

Attic Power Vents
Note: One or more of the attic power ventilators were inaccessible at the time of this inspection. See example picture 

figure 2.
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