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This property inspection report may include an inspection agreement (contract), addenda, and other

information related to property conditions. If any item or comment is unclear, you should ask the inspector

to clarify the findings. It is important that you carefully read ALL of this information.

This inspection is subject to the rules (“Rules”) of the Texas Real Estate Commission (“TREC”), which can be found at www.trec.state.tx.us.

The TREC Standards of Practice (Sections 535.227-535.231 of the Rules) are the minimum standards for

inspections by TREC-licensed inspectors. An inspection addresses only those components and

conditions that are present, visible, and accessible at the time of the inspection. While there may be other

parts, components or systems present, only those items specifically noted as being inspected were

inspected. The inspector is not required to move furnishings or stored items. The inspection report may

address issues that are code-based or may refer to a particular code; however, this is NOT a code

compliance inspection and does NOT verify compliance with manufacturer’s installation instructions. The

inspection does NOT imply insurability or warrantability of the structure or its components. Although some

safety issues may be addressed in this report, this inspection is NOT a safety/code inspection, and the

inspector is NOT required to identify all potential hazards.

In this report, the inspector will note which systems and components were Inspected (I), Not

Inspected (NI), Not Present (NP), and/or Deficient (D). General deficiencies include inoperability, material

distress, water penetration, damage, deterioration, missing parts, and unsuitable installation. Comments

may be provided by the inspector whether or not an item is deemed deficient. The inspector is not

required to prioritize or emphasize the importance of one deficiency over another.

Some items reported as Deficient may be considered life-safety upgrades to the property. For more

information, refer to Texas Real Estate Consumer Notice Concerning Recognized Hazards, form OP-I.

This property inspection is not an exhaustive inspection of the structure, systems, or components. The

inspection may not reveal all deficiencies. A real estate inspection helps to reduce some of the risk

involved in purchasing a home, but it cannot eliminate these risks, nor can the inspection anticipate future

events or changes in performance due to changes in use or occupancy. It is recommended that you

obtain as much information as is available about this property, including any seller’s disclosures, previous

inspection reports, engineering reports, building/remodeling permits, and reports performed for or by

relocation companies, municipal inspection departments, lenders, insurers, and appraisers. You should

also attempt to determine whether repairs, renovation, remodeling, additions, or other such activities have

taken place at this property. It is not the inspector’s responsibility to confirm that information obtained

from these sources is complete or accurate or that this inspection is consistent with the opinions

expressed in previous or future reports.



Promulgated by the Texas Real Estate Commission (TREC) P.O. Box 12188, Austin, TX 78711-2188                   (512) 936-2188
((http://www.trec.texas.gov).
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Items identified in the report do not obligate any party to make repairs or take other action, nor is the

purchaser required to request that the seller take any action. When a deficiency is reported, it is the

client’s responsibility to obtain further evaluations and/or cost estimates from qualified service

professionals. Any such follow-up should take place prior to the expiration of any time limitations such as

option periods. Evaluations by qualified tradesmen may lead to the discovery of additional deficiencies

which may involve additional repair costs. Failure to address deficiencies or comments noted in this

report may lead to further damage of the structure or systems and add to the original repair costs. The

inspector is not required to provide follow-up services to verify that proper repairs have been made.

Property conditions change with time and use. For example, mechanical devices can fail at any time,

plumbing gaskets and seals may crack if the appliance or plumbing fixture is not used often, roof leaks

can occur at any time regardless of the apparent condition of the roof, and the performance of the

structure and the systems may change due to changes in use or occupancy, effects of weather, etc.

These changes or repairs made to the structure after the inspection may render information contained

herein obsolete or invalid. This report is provided for the specific benefit of the client named above and is

based on observations at the time of the inspection. If you did not hire the inspector yourself, reliance on

this report may provide incomplete or outdated information. Repairs, professional opinions or additional

inspection reports may affect the meaning of the information in this report. It is recommended that you hire a licensed inspector to perform an inspection to meet your specific needs and to provide you with current information concerning this property.

ADDITIONAL INFORMATION PROVIDED BY INSPECTOR

This report was written in accordance with the Standards of Practice 535.222 of the Texas Real Estate Commission by which we are regulated.  A copy of these standards can be obtained through the Texas Real Estate Commission.

Report:  The inspection report provided by All American Real Estate Inspection Services will contain the good faith opinions of the inspector concerning the observable need, if any, on the day of the inspection, for the repair, replacement, or further evaluation by experts of the items inspected.  Unless, specifically stated, this report will not include and should not be read to indicate opinions as to the environmental conditions, presence of toxic or hazardous waste or substances, presence of termite or wood-destroying organisms, or compliance with codes, ordinances, statutes or restrictions, or the insurability, efficiency, quality, durability, future life, or future performance of any item inspected.  The inspector has not inspected items/areas which are concealed or require disassembly, nor has any comment been made regarding latent defects or conditions.  No engineering or scientific tests were performed.  Design deficiencies are not within the scope of the inspections.  There are no warranties, neither expressed nor implied.  Unexpected repairs should still be anticipated.
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Home Inspection Agreement

Limitations:

This is a visual inspection only.  We inspect only what we see.  We do not disassemble anything.  We do not inspect for any environmental issues such as lead paint, asbestos, etc.  The inspector takes no responsibility for what cannot be visibly seen at the time of inspection.  We do not inspect for the city building codes, soil analysis, adequacy of design, capacity, efficiency size, value, flood plain location, pollution or habitability.  Please remember that older houses do not meet the same standards as newer houses, even though items in both might be performing the function for what they were intended.  We do not hold ourselves to be specialists for any particular item, nor are we engineers.  This inspection report covers only items listed in the report, which are reasonably observable and are based on the present condition of those items.  For example, we do not move furniture, rugs, paintings or other furnishings. There is no responsibility expressed or implied for latent defects or for defects not reasonably observable at the time of the inspection or for defects that would require the removal of major or permanent coverings for observation.  No representation is made as to the future performance of any item.  There are no warranties, either expressed or implied.  We do not inspect water wells, septic systems, security systems or fire protection equipment as special training and certifications are required.
Dispute Resolution:

In the event a dispute arises regarding this inspection, the purchaser agrees to notify the inspection company, so as to give reasonable opportunity to re-inspect the property.  Purchaser further agrees that the inspection company can either conduct the re-inspection itself or can employ others (at the company’s own expense) or a combination of both.  In the event the purchaser files suit against the inspection company, or its inspector, the purchaser agrees to pay all the company’s legal fees, cost of the expert witnesses, court cost, costs of depositions and all other such expenses incurred by the inspection company if the purchaser fails to prevail in the lawsuit.

Exclusivity:

The report is prepared exclusively for the Client(s) named on this report and is not transferable to anyone in any form.  Client(s) gives permission for the inspection report findings to be discussed with real estate agents, specialists or repairperson for the sake of clarification.

Acceptance:

By accepting this report, the Client(s) acknowledge reading this agreement in its entirety, including the Limitations and the attached report, and understand the terms and conditions and agree to be bound by these.
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I=Inspected
NI=Not Inspected
NP=Not Present

D=Deficiency 
  I        NI      NP     D



Inspection Item

      I. STRUCTURAL SYSTEMS

A. Foundations
Type of Foundation(s): Slab-on-grade
Comments: 
· The foundation was observed to be operating as intended on the day of inspection.  
B. Grading and Drainage
Comments:

· All shrubs, plants, and vines in contact with the exterior walls should be removed.
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Inspection Item

· Some of the grading around the foundation of the house is at high levels which means the foundation walls are not visible.  There should be a 4-inch minimum clearance between the ground and the bricks so that the foundation is visible at all times. 

[image: image4]
C. Roof Covering Materials 
Type(s) of Roof Covering:  Asphalt Composition shingle over OSB decking 

Viewed From:  Walked on roof 
Comments: 

· The general condition of the roof covering materials is good with no significant flaws observed. 
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Inspection Item

D. Roof Structure and Attic 
Viewed From:  Entered attic space and inspected from accessible areas only 
Approximate Average Depth of Insulation: 8-10 inches; blown type 
Comments: 
· The attic was entered and inspected from accessible areas only.  The general condition of the attic components looks good.  Any discrepancies observed are noted below. 
· There is no insulation certificate present in the attic to inform the occupants of the amount of insulation needed to achieve an R-30.
· The purlins and the rafters should be the same dimension and currently are not. 
· Some of the insulation has been shifted around by foot traffic and has left some spots with little to no insulation. 

[image: image5.jpg]



· The drop-down ladder is missing several fasteners. 
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Inspection Item

E. Walls (Interior and Exterior)
Comments:
Interior Walls

· Interior walls have visible wear and tear. 
Exterior Walls

· Some of the brick walls have minor settling cracks. 
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Inspection Item

F. Ceilings & Floors  
Comments:

Ceilings
· Several ceilings throughout the house have settling cracks. 
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· The ceiling in the garage has significant texture damage at some joints. 
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Inspection Item

Floors
· Several floor tiles throughout the house have settling cracks. 
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G. Doors (Interior and Exterior)

Comments:

Interior Doors

· Several doors throughout the house lack door-stops. 
· One of the bathroom doors at the Jack-and-Jill bathroom does not latch at the strike plate. 

· The door to the master bathroom does not properly latch at the strike plate. 
Exterior Doors

· The door exiting into the garage is not a self-closing door as is required. 
· The front door swings on its own and will have to be adjusted. 
Garage Door

· The garage door operated properly at the time of inspection. 
H. Windows  
Comments:

· Windows appear to be double-pane windows. 

· Windows were operable at the time of the inspection. 
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Inspection Item

I. Stairways (Interior & Exterior) 

Comments:

· Not present.

J. Fireplaces and Chimneys 

Comments:

· No fireplace/chimney present. 

K. Porches, Balconies, Decks and Carports
Comments:

· Some of the tiles at the patio floor are damaged. 
L. Other
Comments:

· No other structural components were inspected. 
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Inspection Item

      II. ELECTRICAL SYSTEMS

A. Service Entrance and Panels
Comments:

· The house has a Siemens Box located in the garage with a 200-Amp breaker and with similar type breakers with copper feeder wire and copper branch wires.  The grouding rod and wire appear secure.  Any discrepancies observed with the equipment are noted below. 
· Current electrical standards require all 20-amp breakers (except the one for the smoke alarms) to be arc-fault protected (AFCI) and currently some of them ARE NOT.  Please note that AFCI protection is not the same thing as GFCI protection.  There are some breakers in the market that offer both protections. 
· The AFCI breaker labeled for the master bedroom did not trip when tested and will have to be corrected or replaced. 

· One of the breakers is not labeled and all are required to be.
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Inspection Item

B. Branch Circuits, Connected Devices and Fixtures

   Type of wiring:  Copper
   Comments:

Note:  The ground fault circuit interrupter breaker is a safety device that can protect against electrical shock.  It can break the circuit in a fraction of a second if it detects a fault to ground.  These breakers should be tested occasionally and replaced when they no longer protect the circuit.

Note:  The Inspection does not include: Low Voltage systems, telephone wiring, intercoms, sound systems, cable /satellite/TV wiring or timers.
· All smoke alarms were functional and interconnected at the time of inspection. 
· The electrical receptacles in the garage and at the exterior side of the house are wired to have ground-fault protection but the GFCI receptacle they are wired to is faulty and is causing all these receptacles to loose their ground-fault protection. 
· The electrical receptacles at the soffits (for the Christmas lights) are not ground-fault protected (GFCI) and are required to be. 
· One of the electrical receptacles serving the kitchen countertops is NOT ground-fault protected (GFCI) and all are required to be. 
· The ceiling fan lights at the front bedroom flicker which couild indicate a problem with the light kit or the wiring. 
· The ceiing fan at the office was not responsive to the remote control. 
· One of the smoke alarms in the hallway is not properly secured to the ceiling and needs to be corrected.  
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Inspection Item

      III. HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS

A. Heating Equipment 



  Type of Systems:  Central, Forced Air



  Energy Sources:  Electricity
  Comments:

· The heating equipment was functional and heating properly at the time of inspection. 
B. Cooling Equipment:



   Type of System:  Split system 



   Comments:
· The cooling equipment was functional and cooling properly at the time of inspection. 
C. Duct System, Chases and Vents 
Comments:

· Air flow was detected at all registers. 
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Inspection Item

      IV. PLUMBING SYSTEM

A. Water Supply System and Fixtures
Location of water meter:  Located at the southeast corner of the lot 

Location of main water supply valve:  Located at the northeast corner of the house 

Static water pressure reading:  45 psi (Normal) 

Comments: 
· The hose-bib at the back side of the house has a faulty anti-siphon device. 
B. Drains, Wastes, Vents 
Comments:

· The knockout plate at the hose-bib hub in the garage needs to be removed to make ready for the installation of the clothes washer. 
C. Water Heating Equipment



   Energy Source:  Electricity



   Capacity:  50 Gallons




   Comments:

· The water heater unit was located in the garage. 

· The T&P valve was functional at the time of inspection. 
· The pressure relief valve (T&P valve) is stuck shut and will have to be replaced. 
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Inspection Item

· The copper pipes used for water distribution should be bonded and currently are not. 
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· The metal pipe (yellow CSST) that feeds the gas to the water heater has been known to malfunction severely when not properly bonded.  It is therefore recommended to have the bonding tested by a licensed electrician. 
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Inspection Item

D. Hydro-Massage Therapy Equipment 

Comments:

· No hydro-massage tub present. 

E. Other

Comments:

· No other plumbing components were inspected. 
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Inspection Item

      V. APPLIANCES
A. Dishwasher 
Comments:

· The dishwasher operated properly at the time of inspection. 
· The discharge hose was not looped.  It is required to loop the discharge hose and hang it as high as possible (under the kitchen sink) in order to create an anti-siphon effect. 
· Some of the interior baskets are starting to rust and might have to be replaced soon. 
B. Food Waste Disposer

Comments:

· No food waste disposer present. 
C. Range Exhaust Vent
Comments:

· The range hood was functional at the time of inspection.
D. Ranges, Cooktops and Ovens

Comments:

· The cooktop and oven were functional at the time of inspection. 
E. Microwave Oven 

Comments:

· The microwave oven operated properly at the time of inspection. 

F. Mechanical Exhaust Vents and Bathroom Heaters 

Comments:

· All bathroom fans were functional at the time of inspection. 

· The fan light at the master bathroom was not functional.  
G. Garage Door Operators 

Comments:

· The garage door operator performed properly at the time of inspection. 

H. Dryer Exhaust Systems  

Comments:

· The dryer exhaust vent appeared to be functional. 
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Inspection Item

I. Other 
Comments:

· The doorbell was operable at the time of inspection. 
· The water softener and filtration system are not part of this inspection. 
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Inspection Item

      VI. OPTIONAL SYSTEMS 

A. Landscape Irrigation (Sprinkler) Systems 
Comments:

· This inspector does not inspect optional systems. 
B. Swimming Pools, Spas, Hot Tubs, and Equipment 

Type of Construction:
Comments:

· This inspector does not inspect optional systems. 

C. Outbuildings 

Comments:

· This inspector does not inspect optional systems. 

D. Private Water Wells (A coliform analysis is recommended.) 
Type of pump:
Type of Storage Equipment: 
Comments:

· This inspector does not inspect optional systems. 

E. Private Sewage Disposal (Septic) Systems 

Type of System: 

Location of Drain Field: 
Comments:

· This inspector does not inspect optional systems. 

F. Other 
Comments:

· This inspector does not inspect optional systems. 
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Inspection Item

ADDENDUM:  Report Overview

THE HOUSE IN PERSPECTIVE


The subject property is a single-family house constructed of average construction materials with an approximate age of 7 years.  The house has a few discrepancies that will have to be corrected by a contractor.  Some issues, such as the electrical discrepancies, will require the help of licensed professionals. 

As with all homes, ongoing maintenance will be required and improvements to the systems of the home will be needed over time.  The improvements that are recommended in this report are not considered unusual for a house of this age and location. 
Other Information:

For the purposes of this report, it is assumed that the house faces east.  Dry weather prevailed at the time of the inspection.  The estimated outside temperature was 50°F.  Weather conditions leading up to the inspection have been relatively wet and cold. 
THE SCOPE OF THE INSPECTION


All components designated for inspection in accordance with the rules of the TEXAS REAL ESTATE COMMISSION (TREC) are inspected, except as may be noted by the “Not Inspected” or “Not Present” check boxes.  Explanations for items not inspected may be found in the “TREC Limitations” section of this report.


This inspection is a visual inspection only.  A representative sample of building components are viewed in areas that are accessible at the time of the inspection.  No destructive testing or dismantling of building components is performed.


It is the goal of the inspection to put a home buyer in a better position to make a buying decision.  Not all improvements will be identified during this inspection.  Unexpected repairs should still be anticipated.  The inspection should not be considered a guarantee or warranty of any kind.


Please refer to the pre-inspection contract for a full explanation of the scope of the inspection.
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