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At-Ease Home Inspections  
“Let us set your mind At-Ease” 

1301 E. Debbie Ln. Ste. 102 #188 
Mansfield, TX. 76063 
Direct 817-909-3254 
Fax 817-417-0885 

 
 
 

Home Inspection for John Doe 
Subject: 123 Anywhere 
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PROPERTY INSPECTION REPORT 
 

 
Prepared For:  John Doe 
 (Name of Client) 

 
Concerning: 123 Anywhere  Dallas, TX. 75014 
 (Address or Other Identification of Inspected Property) 

 
By: Troy Thomas  TREC #9957 01/01/2001 
 (Name and License Number of Inspector)  

 
(Date) 

  
 (Name, License Number and Signature of Sponsoring Inspector, if required) 

 
 
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. 

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 
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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 
 
 

________________________________________________________________________________________ 
Inspection Time In: 8:30am__  Time Out: 12:00pm_  Property was:  � Occupied /  � Vacant 

House Orientation (For Purpose Of This Report Front Faces) � North / � South / � East/ � West 

Weather Conditions During Inspection: � Sunny / � Overcast / � Raining / � Snowing 
 

Outside temperature during inspection: 

� 60 or below / � 60 to 70 / � 70 to 80 / � 80 to 90 / � 90+ DEGREES 
 

Parties present at inspection: � Buyer  / � Seller  / � Listing Agent  / � Buyers Agent  / � None 

� Other: 
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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:   
Floor slopes are apparent in the forward most guest bedroom. This condition could indicate greater than 
normal movement within the structure and potential structural problems.  Further investigation of the 
foundation is recommended. 

 

Notice: This inspection is one of first impression and the inspector was not provided with any historical 
information pertaining to the structural integrity of the inspected real property. 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 this 
inspection.  The inspection of the foundation may show it to be providing adequate support for the structure or 
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 one, 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. 

 

�  �  �  �  B. Grading & Drainage Comments:   
The grading should be improved to promote the flow of storm water away from the house.  The ground 
should slope away from the house at a rate of one inch per foot for at least the first ten feet.  Ideally, at 
least six (6) inches of clearance should be maintained between soil level and the top of the foundation 
walls. 

 

�  �  �  �  C. Roof Covering Materials 
Type(s) of Roof Covering: Asphalt composition shingle 
Viewed From:  Walked on roof 
Comments:   
Damaged downspouts on the southwest corner should be repaired promptly. 

 
Notice: Life expectancy of the roofing material is not covered by this property 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 closing, to fully 
evaluate the insurability of the roof. 
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�  �  �  �  D. Roof Structure & Attic  
Viewed From:  Entered attic and performed a visual inspection 
Approximate Average Depth of Insulation: 5 inches plus 
Approximate Average Thickness of Vertical Insulation: 6 inches 
Comments:   
The roof structure and attic are performing as intended.  No significant problems were observed. 

 

 

�  �  �  �  E. Walls (Interior & Exterior) Comments:   
Interior Walls: 
Evidence of patching was detected in various locations including but not limited to the master and 
forward guest bedrooms. 
 
 
 
Exterior Walls: 
The expansion gaps on both sides of the structure needs to be properly filled. 

 

 

�  �  �  �  F. Ceilings & Floors Comments:   
 Ceilings: 

The ceilings are performing as intended.  No significant problems were observed. 

 

 Floors: 
 Recommend adding the proper transition piece from the hallway to the hall bathroom flooring. 

Floor slopes are apparent in the forward most guest bedroom. This condition could indicate greater than 
normal movement within the structure and potential structural problems.  Further investigation of the 
foundation is recommended. 
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�  �  �  �  G. Doors (Interior & Exterior) Comments:   
Interior Doors: 
The interior doors are performing as intended.  No significant problems were observed. 
 
 
Exterior Doors: 
The door between the garage and the interior of the house should be equipped with an auto-closer 
device to prevent automobile fumes from entering the house. 

The weather stripping at the bottom of the garage overhead door should extend all the way from one 
end to the other without a gap.  Recommend having it replaced. 

The front doors doorknob doesn’t respond properly, recommend having it replaced or repaired. 

The exterior trim around the back door shows some signs of water damage.  Recommend having it 
repaired. 

 

 

�  �  �  �  H. Windows Comments:   
The window to the right in rear breakfast nook area is chipped in two places and should be repaired or 
replaced. 

The window to the left in the rear breakfast nook area was unable to be opened with a normal amount of 
force.  Recommend having it repaired as needed. 

The damaged screen(s) were found on the window(s) should be repaired or replaced. 

Water damaged was noted on but not limited to the window sill of the window to the far right in the 
family room 

The second window from the left in the family room doesn’t stay up on its own.  Recommend having it 
repaired as needed. 

     Recommend re-caulking the windows where needed to help prevent possible water penetration. 
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The window to the middle bedroom is showing signs of separation from the structure.  Recommend 
having it further investigated, repaired and monitored. 

 

�  �  �  �  I. Stairways (Interior & Exterior) Comments:   
 

 

�  �  �  �  J. Fireplace/Chimney Comments:   
Fireplace: 
The fireplace is performing as intended.  No significant problems were observed. 
 
 
 
Chimney: 
Water damage was noted on the exterior trim of the chimney.  Recommend having it repaired. 

 

�  �  �  �  K. Porches, Balconies, Decks, and Carports Comments:   
The porch is performing as intended.  No significant problems were observed. 
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II. ELECTRICAL SYSTEMS 
�  �  �  �  A. Service Entrance and Panels Comments:   

Service Entrance: 
The service entrance is performing as intended.  No significant problems were observed. 

 
 
 
Panel Box: 
Box Rating and/or Main Disconnect Rating: 200amps/200amps 
Box Location: Garage 
This home does not meet current arc-fault circuit-interrupter (AFCI) requirements.  This is an “as-
built” condition, but Per TREC standards of practice we are required to report this condition as a 
deficiency. Some items reported as Deficient may be considered upgrades to the property. For more 
information, refer to Texas Real Estate Consumer Notice Concerning Recognized Hazards, form OP-I. 

 

�  �  �  �  B. Branch Circuits, Connected Devices, and Fixtures 
Type of Wiring:  Copper 
Comments:   
The front porch light fixture needs to be tightened to the structure and sealed to help prevent possible 
water penetration. 

The outlet to the left of the master bathroom entrance has hot neutral in reverse.  Recommend having it 
repaired as needed. 

The smoke detector in the forward most guest bedroom is not properly attached to the ceiling.  
Recommend having it properly secured. 

There are not enough smoke alarms located in the home. Under current building standards, there should 
be a smoke alarm located outside each separate sleeping area in the immediate vicinity of the sleeping 
rooms. 
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III. HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS 
�  �  �  �  A. Heating Equipment 

Type of System: Central Forced Air Furnace 
Energy Source:  Gas 
Comments:   
The thermostat is for a heat pump but the structure has a furnace.  Recommend having it replaced. 
 

�  �  �  �  B. Cooling Equipment 
Type of System: Central Forced Air System 
Comments:  
The temperature drop measured across the evaporator coil of the air conditioning system is lower than 
considered typical.  This usually indicates that servicing is needed.  A qualified heating and cooling 
technician should be consulted to further evaluate this condition and the remedies available for 
correction. 

The outdoor unit of the air conditioning system is out of level.  This should be improved. 

The area where the lines from the outdoor unit come into the structure needs to be sealed. 

 
 
 

�  �  �  �  C. Duct System, Chases, and Vents Comments:   
The duct system is performing as intended.  No significant problems were observed. 
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IV.  PLUMBING SYSTEM 
�  �  �  �  A. Water Supply System and Fixtures 

Location of water meter: Front of Property 
Location of main water supply valve: Front of Property 
Static water pressure reading: Approximately 90psi plus     
Comments:   
As the static water pressure of the supply plumbing system exceeds 80 pounds per square inch (psi), it 
would be wise to install a pressure regulator.  Otherwise, the plumbing system may be prone to leaks in 
piping, fittings or other equipment.  

The left knob to the laundry room washing machine connection should be red to represent hot water. 

The counter tops for the kitchen sink area and the island come loose and should be secured in place as 
needed. 

Water pressure was found to be low when tested with two fixtures operated simultaneously in both 
bathrooms.  This condition should be investigated and/or repaired. 

The toilet is loose and should be re-secured in the master bathroom. 

Recommend having a stopper properly attached to the tub in the hall bathroom. 

 
 

�  �  �  �  B. Drains, Wastes, and Vents Comments:   
The DWV system is performing as intended.  No significant problems were observed. 

 
 

�  �  �  �  C. Water Heating Equipment  
Energy Source:  Gas 
Capacity:  50 Gallons 
Comments:   
The plumbing pipes at the top of the unit should be properly insulated to help prevent possible freezing 
during the winter months.  

The vent pipe serving the water heater does not have safe clearance from combustible materials.  This 
condition should be improved for safety reasons. 

 
  

�  �  �  �  D. Hydro-Massage Therapy Equipment Comments:   
Access to the whirlpool motor should be provided (or its whereabouts should be verified with the 
current owner). 
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V. APPLIANCES 
�  �  �  �  A Dishwasher Comments:   

The dishwasher is performing as intended.  No significant problems were observed. 
 

 

�  �  �  �  B. Food Waste Disposer Comments:  
The food waste disposer is performing as intended.  No significant problems were observed. 

 
  

�  �  �  �  C. Range Exhaust Vent Comments:   
The range exhaust vent is performing as intended.  No significant problems were observed. 

 
 

�  �  �  �  D. Ranges, Cooktops, and Ovens Comments:  
The thermostat for the electric range was found to be inaccurate and should be repaired.  The 
temperature was found to be greater than a 25 degree difference of 350 degrees as measured by a 
detached thermometer. 
   
 

�  �  �  �  E. Microwave Oven Comments:   
The microwave oven is performing as intended.  No significant problems were observed. 

 
 

�  �  �  �  F. Trash Compactor Comments:   

 
 

�  �  �  �  G. Mechanical Exhaust Vents and Bathroom Heaters Comments:   
The mechanical exhaust vents are performing as intended.  No significant problems were observed. 

 
 

�  �  �  �  H. Garage Door Operator(s) Comments:   
The garage door opener did not automatically reverse under resistance to closing.  There is a serious 
risk of injury, particularly to children, under this condition.  Improvement may be as simple as 
adjusting the sensitivity control on the opener.  This should be repaired immediately. 

 
 

�  �  �  �  I. Doorbell and Chimes Comments:   
The doorbell and chimes are performing as intended.  No significant problems were observed. 
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�  �  �  �  J. Dryer Vents Comments:   
Due to the current homeowner having a dryer hooked up at the time of the inspection the vent could not 
be inspected. 
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VI. OPTIONAL SYSTEMS 
�  �  �  �  A. Lawn and Garden Sprinkler Systems Comments:   

Broken sprinkler heads were noted.  This condition should be remedied to ensure adequate spray 
coverage for the entire sprinkler system. 

 
 

�  �  �  �  B. Swimming Pools, Spas, Hot Tubs, and Equipment 
Type of Construction: Not Present 
Comments:   
 
 

�  �  �  �  C. Outbuildings Comments:   

 
 

�  �  �  �  D. Outdoor Cooking Equipment 
Energy Source:  Not Present 
Comments:   
 
 

�  �  �  �  E. Gas Supply Systems Comments:  
   The gas lines were not inspected or tested. The home inspector is not allowed to 

test the gas line(like the gas company), thus it is recommended that the buyer contact 
the gas company in order to test the gas pressure and verify that no gas leak  

 exist before the closing day.  
 
 

�  �  �  �  F. Private Water Wells (A coliform analysis is recommended.) 
Type of Pump:  Not Present 
Type of Storage Equipment:  Not Present 
Comments:   
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�  �  �  �  G. Private Sewage Disposal (Septic) Systems 
Type of System:  Not Present 
Location of Drain Field:  Not Present 
Comments:   
The inspector was not informed of the house being on a septic system. 
 
 

�  �  �  �  H. Whole-House Vacuum Systems Comments:   
 

�  �  �  �  I. Other Built-in Appliances Comments:   
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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 
deficiencies 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.  

Deferred Cost Items: denotes items that have reached or are reaching their normal life expectancy or show 
indications that they may require repair or replacement anytime during the next five (5) years.  

 
MAJOR CONCERNS 
The inspection of the property listed above must be performed in compliance with the rules of the Texas Real Estate Commission 
(TREC). 

 

SAFETY ISSUES 
The door between the garage and the interior of the house should be equipped with an auto-closer device to prevent automobile 
fumes from entering the house. 

This home does not meet current arc-fault circuit-interrupter (AFCI) requirements.  This is an “as-built” condition, but Per TREC 
standards of practice we are required to report this condition as a deficiency. Some items reported as Deficient may be considered 
upgrades to the property. For more information, refer to Texas Real Estate Consumer Notice Concerning Recognized Hazards, 
form OP-I. 

There are not enough smoke alarms located in the home. Under current building standards, there should be a smoke alarm located 
outside each separate sleeping area in the immediate vicinity of the sleeping rooms. 

The vent pipe serving the water heater does not have safe clearance from combustible materials.  This condition should be 
improved for safety reasons. 

The garage door opener did not automatically reverse under resistance to closing.  There is a serious risk of injury, particularly to 
children, under this condition.  Improvement may be as simple as adjusting the sensitivity control on the opener.  This should be 
repaired immediately. 

 

REPAIR ITEMS 
Floor slopes are apparent in the forward most guest bedroom. This condition could indicate greater than normal movement within 
the structure and potential structural problems.  Further investigation of the foundation is recommended. 

The temperature drop measured across the evaporator coil of the air conditioning system is lower than considered typical.  This 
usually indicates that servicing is needed.  A qualified heating and cooling technician should be consulted to further evaluate this 
condition and the remedies available for correction. 

 

IMPROVEMENT ITEMS 
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ITEMS TO MONITOR  
The window to the middle bedroom is showing signs of separation from the structure.  Recommend having it further investigated, 
repaired and monitored. 
 

DEFERRED COST ITEMS 
 
 
 

 


