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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 warrant ability of the structure or its 

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

inspector is NOT required to identify all potential hazards.  

In this report, the inspector will note which systems and components were Inspected (I), Not Inspected (NI), Not Present (NP), and/or 

Deficient (D).  General deficiencies include inoperability, material distress, water penetration, damage, deterioration, missing parts, and 

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

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

Some items reported as Deficient may be considered life-safety upgrades to the property. For more information, refer to Texas Real 

Estate Consumer Notice Concerning Recognized Hazards, form OP-I.  

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

deficiencies.  A real estate inspection helps to reduce some of the risk involved in purchasing a home, but it cannot eliminate these risks, 

nor can the inspection anticipate future events or changes in performance due to changes in use or occupancy.  It is recommended that 

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

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

departments, lenders, insurers, and appraisers.  You should also attempt to determine whether repairs, renovation, remodeling, additions, 

or other such activities have taken place at this property.  It is not the inspector’s responsibility to confirm that information obtained 

from these sources is complete or accurate or that this inspection is consistent with the opinions expressed in previous or future reports. 

Items identified in the report do not obligate any party to make repairs or take other action, nor is the purchaser required to request that 

the seller take any action.  When a deficiency is reported, it is the client’s responsibility to obtain further evaluations and/or cost 

estimates from qualified service professionals. Any such follow-up should take place prior to the expiration of any time limitations such 

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

additional repair costs.  Failure to address deficiencies or comments noted in this report may lead to further damage of the structure or 

systems and add to the original repair costs.  The inspector is not required to provide follow-up services to verify that proper repairs 

have been made. 

 



 

 

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

crack if the appliance or plumbing fixture is not used often, roof leaks can occur at any time regardless of the apparent condition of the 

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

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

 

Please read this report in its entirety. Remember this is a one-time limited visual inspection and does not warrant or guarantee all 

defects to be found. If you have any questions or are unclear regarding our findings, please feel free to call before you buy the 

property.  

This report contains technical information. If you were not present during the inspection, please call our office to arrange a verbal 

consultation with us. If you choose not to consult with the inspector, K & S Inspections can not be held liable for your understanding 

or misunderstanding of the reports content. 

This is not a repair list. Some items marked as deficient may have been deemed safe at the time of the homes construction. Please refer 

to the TREC OP-I form. 

This report is for the client only and anyone using the report second hand is not authorized and should obtain there own current 

inspection. 

The digital photos in this report are a sample of the damages in place and should not be considered to show all of the 

damage/deficiencies found. There will be some damage not show with digital pictures. 

 

K & S Inspections would like to thank you for your trust to let us inspect your new home. 

 

Inspection Time    In: 9:00     Out: 12:00  Property was   Occupied  Vacant 

House Faces:       North   South   West   East 

Weather Conditions:       Sunny          Overcast           Raining              Drizzle             Storms 

Outside Temp: 100+       Under 60 (no AC test)   Over 90 (no Heat test) 

Parties present at Inspection:  Buyer  Seller                Buyer Agent  Listing agent      None         Family _____
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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): Pier and beam 

Comments:   

The foundation is performing although the foundation does show some minor indicators from 

foundation movement as noted in the observations. The deflection may continue and it is the 

buyer’s decision if any deflection signs (wall cracks, etc) are an acceptable condition. 

Additional Opinions: Most the older Pier & Beam homes of the area were built long before there 

were any codes or building standards in place. Most of the older homes will have some degree of 

deflection cosmetic damage in the interior sheetrock, brick and/or masonry and/or floor tiles. As 

a home inspection, we will evaluate if the deflection has become either a safety issue or if it 

effecting the operation of the homes doors, windows, and other features.  Most teachings say that 

many foundation improvements projects on these older homes are not cost effective for the 

amount of improvement you may attain. The home has stood for years with its current 

construction and although it may have deflection signs and may not meet current codes there is 

no indication of total foundation failure. 

OBSERVATIONS (Made on the day of the inspection) 

 No doors rubbed and/or were out of alignment.  

 A representative number of windows were checked and none were found to 

be binding. 

 Cracks were observed on the exterior Stucco walls of the house.  This 

implies that some structural movement of the building has occurred, as is 

typical of most houses. 

 There was no significant rafter deflection and/or spreading. 

 Cracks and repairs were observed on the interior walls of the house.  This 

implies that some structural movement of the building has occurred, as is 

typical of most older homes in the area.. 

CRAWL SPACE 

 The crawl space area could not be inspected due to the access hatch was only 

13” in height and was too small to enter. The inspector attempted to enter the 

crawl space but became stuck have way in. TREC LIMITATIONS: The 

inspector is not required to enter a crawl space or any areas where headroom 

is less than 18 inches and the width of the access opening is less than two 

feet, or where the inspector reasonably determines conditions or materials 

are hazardous to health or safety of the inspector. All parts of the crawl space 

and systems/components deemed un-safe to reach and inspect are not 

covered under this inspection. This includes, but not limited to; plumbing, 

electrical, piers, beams, termites or moisture to list a few. The “D” box must 

be checked if there was no / un-safe access to the crawl space. 

 There are several shims that need re-shimmed on the Pier & Beam mounting. 

This is a normal maintenance issue that is common with Pier & Beam 

construction as the Piers will settle over the years. All shim material should 

be of a hardwood or other approved shim material. 

 Some exterior foundation wall cracks and/or damage. 

 Some of the older wood pier posts have ground to soil contact. Crawl space 

wood/soil contact should be eliminated.  This condition is conducive to rot 

and wood boring insect activity. 
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Note:  The highly plastic clay soils as are typical found in this region, exhibit 

a great amount of expansion and contraction with varying moisture content. 

With this expansion and contraction of the soils with older pier and beam 

homes it should be expected to see some damage in the brick/masonry, 

sheetrock cracks, and floor tile cracks. Most of the damage will not be a 

functional or safety issue of the home and does not warrant foundation 

repairs. It is the responsibility of the client to decide if the presence and 

amount of the deflection and damage endured is acceptable.  

Opinions are based on observations made without sophisticated testing 

procedures. Therefore the opinions expressed are one of apparent conditions 

and are not absolute fact are only good for the date of the inspection. The 

inspection may show the foundation to be functioning as intended OR having 

movement typical to this region. This does not guarantee the future life or 

failure of the foundation. The inspector is not a structural engineer and this 

is not a structural report. The client is encouraged to consult additional 

opinions if they have concerns or are unsure of my findings. 

 

    

B. Grading & Drainage Comments:   

 The home is built on a relative flat lot and has static drainage in the area. Ideally, the lot should 

slope 6” away from the foundation within the first 10’. Improvements to storm drainage may 

not be possible do to the current lot has established landscaping and yards.  

    C. Roof Covering Materials 

Type(s) of Roof Covering: Metal 

Viewed From:  Walked on roof 

Comments:    

 Trees should be trimmed away from the roof. 

  

    D. Roof Structure & Attic 

Viewed From:  Entered attic and performed a visual inspection 

Approximate Average Depth of Insulation: 10 inches 

Approximate Average Thickness of Vertical Insulation: Unable to determine  

Comments:   

 

Full access was not possible due to  the build of the attic and safe clearances, 

 ducts, lines or pipes blocking access,  the lack of visible safe footing,     

 not structurally safe to step on,  no access to area. Areas deemed un-safe 

to reach and inspect are not covered under this inspection. 

 The Fascia(s) have some deterioration and or damage in several areas.  
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    E. Walls (Interior & Exterior) Comments:   

INTERIOR WALLS 

 Damage to the interior finish, behind the bathroom mirror, was observed and 

should be repaired. 

 Evidence of patching was detected. 

 Much of the interior wall was covered and could not be inspected. 

EXTERIOR WALLS 

 The exterior covering is Stucco. Stucco has many components and installation 

procedures that the inspector is not able to inspect. The plywood, lath, water 

barriers are not visible and the condition behind the stucco can not be 

determined. Inspectors can’t assure a pin sized hole somewhere in the Stucco 

will be found without expensive infra-red equipment and costs and thus I am un-

able to express any opinion with respect to the future performance of the stucco. 

Stucco installed before 2001 may not meet current TL&PCA / TBLP guidelines 

and will be noted below. This does not mean the Stucco has problems, only 

certain refinements have taken place. It is important to keep the water tightness 

of older Stucco and its flashings. Cracking in Stucco can occur even with the 

correct installation and use of expansion/control joints. All Stucco cracks, 

chipped corners and/or damage should be repaired to prevent moisture intrusion. 

In-expensive cleaning and patching methods are available. 

The Stucco does not meet current TL&P / TBLP guidelines in some, but not all ways 

listed below. 

  All Stucco cracks, chipped corners, openings and/or damage should be repaired 

to prevent moisture intrusion. In-expensive cleaning and patching methods are 

available. 

 The finished edge of the stucco should be located not less than 4” above raw 

earth or 2” above paved surfaces. 

 There was no Weep Screed or Weep Holes in the lower casing bead at the lower 

edge of the Stucco. Weep provisions allow any moisture to escape and / or 

evaporate correctly. 

 There are no control joints at most door and window openings. Control joints 

are recommended at all surface penetrations such as doors and windows. 

 The stucco window head banding does not have the correct slope required by 

current TLPC & TBLP standards. The window head should be sloped (22 ½ 

degrees to be exact) to prevent water standing and/or entering. Although the 

exact amount of slope on small areas is difficult at best to measure, the head 

banding should have some degree of slope to prevent water from standing.   

 Stucco crack observed at the front of the home. 

  The Air Conditioner condensation line should not let any water get on the wall. 

 Items should not be mounted to the exterior Stucco and any penetrations should 

be sealed. 
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    F. Ceilings & Floors Comments:   

 All components of the Ceiling & Floors were found to be in satisfactory 

condition at the time of the inspection. 

  

    G. Doors (Interior & Exterior) Comments:   

 The front door lock does not have a striker plate. 

 The front door deadbolt does not have a striker plate. 

 The front door antique glass is not safety rated. 

    H. Windows Comments:   

 The older windows are in mild disrepair. The most important factor is that 

the window exteriors are well maintained to avoid rot or water infiltration. 



 Most of the older window(s) are painted shut.  Improvement can be 

undertaken to allow normal operation of the window. 



 It may be desirable to replace window screens where missing on the older 

windows.    

  

 

Stucco at grade 

AC 

condensation 

deterioration 

Exposed areas noted 
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    I. Stairways (Interior & Exterior) Comments:   

  

    J. Fireplace/Chimney Comments:   

  

    

K. Porches, Balconies, Decks, and Carports Comments:   

 All components of the Porches, Decks, and Carport were found to be in 

satisfactory condition at the time of the inspection. 
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II. ELECTRICAL SYSTEMS 

    

A. Service Entrance and Panels Comments:   

MAIN PANEL 

 There were no Arc Fault Circuit Interrupter breakers (AFCI’s) in the main 

panel. AFCI’s are a fire protection breaker if any wire has been damaged and a 

resistance is detected, the AFCI will trip. In 2003, building standards started by 

requiring them in bedroom circuits, the in 2009 the standards changed and now 

require then in at all Bedroom, Living, Dining, Halls, Dens, Closets, and most 

other non-alarm/safety related 20 amp circuits. Although possibly deemed safe 

and not required in these additional areas when the home was constructed, the 

inspector must still report the lack of them in his report. Please refer to the 

TREC OP-I form. 



 The breakers were not labeled in the electrical panel. 

 The interior of the main panel could not be inspected because the access cover 

and the panel screws had been covered over by the interior finish and it could 

cause damage to the interior finish to remove. The interior of the main panel 

contents are not covered. 

 

 

 

 

 

 

Main panel plastered over, 

panel access screws covered. 
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    B. Branch Circuits, Connected Devices, and Fixtures 

Type of Wiring:  Copper 

Comments:   

DISTRIBUTION WIRING 

 Open junction boxes in the attic should have covers, exposed connections 

should be in junction boxes, all loose wiring secured and any abandoned wires 

should be properly terminated. 

 

 Extension cord, used on the front porch should not be used as fixed wiring. 

SMOKE DETECTORS 

 There are not enough Smoke Detectors in the house. There should be one in 

every bedroom and one on each level of the home. 

OUTLETS 

 Some of the receptacles in the home could not be reached for inspection due to 

furniture, seller belongings, and plugged in items. 

 There is no GFCI protection in the:  bathrooms (1975),  all outside (1973),  

 kitchen countertops (1987  The installation of a ground fault circuit 

interrupter (GFCI) is recommended. A ground fault circuit interrupter (GFCI) 

offers protection from shock or electrocution.  

 There were two ungrounded plugs located at the door jambs. Ungrounded 3-

prong outlets should be improved as they can be a safety hazard. Some electrical 

codes allow the installation of a ground fault circuit interrupter (GFCI) type 

outlet where grounding is not provided, a grounded cable could be strung to this 

outlet, a 2-prong outlet could be used or a separate ground wire could be 

connected.  

 Loose outlet cover plates should have screws installed. 

SWITCHES 

 Missing light switch plate need installed 
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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 Air filter is dirty and needs changed. 

 

 The flex Gas Appliance Connector passes through the cabinet housing wall. 

Current building standards state that that there should be solid pipe passing 

through the system cabinet. 

   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Passing through cab housing 
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    B. Cooling Equipment 

Type of System: Central Forced Air System 

Comments:  Temperature differentials coil:   62  / 78 = 16 degrees             

Temperature differential reading are a fundamental standard for testing proper operation of the cooling 

system. The normal acceptable range is considered approximately between 15-21 degrees total 

difference between the return air and the supply air. Some conditions can very this reading. 

.Recommend the AC is serviced by a trained tech. The reasons for this 

recommendation are listed but not limited to: 

 There was no aux drain pan for the HVAC system. In order to reduce the 

potential for water damage, it is recommended that an auxiliary drain pan be 

installed below the indoor component of the air conditioning system  

 The Air Conditioning inside coil Plentium was tapped shut by the installer 

and/or service technician. Installers will tape the system shut to prevent air 

leaks and/or whistles, because the covers do not seal air tight anymore. The 

systems interior could not be checked due to that Inspectors are only 

required to open accessible openings.  Inspectors are trained never to cut this 

tape. The inside coil is not covered under this inspection. 

 The primary condensation line in attic mounted HVAC systems should be 

insulated to prevent dripping onto the ceilings. 

 The primary condensation lines drain onto the exterior wall. It should be 

routed so that it does not drain on the stucco. 

 Tape lifting at the octopus ducting. 

 The exterior air handler / pad was out of level. 

 Wire connections for the AC should be enclosed. 

   

 

    C. Duct System, Chases, and Vents Comments:   



 All components of the Ducts and Vents were found to be in satisfactory 

condition at the time of the inspection.   

 

 

 

 

No aux pan, taped shut. No access. 

Ducting tape lifting 


