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PROPERTY INSPECTION REPORT 

Prepared For:       AAA Home Inspection Services Cl ient 

(Name of Client) 

Concerning:          Home in Austin, TX 
(Address or Other Identification of Inspected Property) 

By:                           John M.  Bernard  # 9 955                                                                      September, 2008 
(Name and License Number of Inspector) (Date) 

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

The inspection of the property listed above must be performed in compliance with the rules of the Texas Real 
Estate Commission (TREC). 
The inspection is of conditions which are present and visible at the time of the inspection, and all of the equipment is operated in 
normal modes. The inspector must indicate which items are in need of repair or are not functioning and will report on all applicable 
items required by TREC rules. 
This report is intended to provide you with information concerning the condition of the property at the time of inspection. Please 
read the report carefully. If any item is unclear, you should request the inspector to provide clarification. 
It is recommended that you obtain as much history as is available concerning this property. This historical information may include 
copies of any seller's disclosures, previous inspection or engineering reports, reports performed for or by relocation companies, 
municipal inspection departments, lenders, insurers, and appraisers. You should attempt to determine whether repairs, renovation, 
remodeling, additions or other such activities have taken place at this property. 
Property conditions change with time and use. Since this report is provided for the specific benefit of the client(s), secondary 
readers of this information should hire a licensed inspector to perform an inspection to meet their specific needs and to obtain 
current information concerning this property.  
 

ADDITIONAL INFORMATION PROVIDED BY INSPECTOR   

 
The home inspected is a single family one story wood frame structure located in the Austin, TX. It was built in 1988 and 
has a slab foundation and stone veneer siding on the front and hardboard siding on the sides and rear.. It has fiberglass 
architectural style shingles roof that are reported to be approximately three (3) years old. The utilities are all underground. 
The home has one heating and cooling system one hot water heater located in the garage. 
 
The inspection was performed in September, 2008. The inspection commenced approximately 2:00 PM. The temperature 
was 86oF; the weather was clear and dry.   
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Home in Austin TX 

 
All references are from the front of the house unless otherwise noted. The AAA Home Inspection Services Client is 
referred to as the Client throughout the report. The Client was available and received a verbal review of the findings. The 
findings included helpful details about the home including: 
 
1. The outside outlet near the rear door and the outlets in the master bathroom are on the same circuit as the GFCI 

breaker in the hall bathroom. If the circuit ever tripped from the any of these outlets, it will have to be reset from that 
GFCI outlet. 

2. The main electrical shutoff for the home is located in the box on the left side of the home. 
3. The main gas shutoff for the home is located under the gas meter on the right side of the home.  
4. The main water shutoff is in the curb box located at the left front of the property approximately three feet from the 

sidewalk. 
5. The gas shutoff for the stove is in the back of the cabinet to the left of the stove. 
6. There is a gas line available in the laundry room. This means that the Client can choose between either an electric or 

gas dryer 
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� � � �  I. STRUCTURAL SYSTEMS 

��� � ��� � �  �  �  A. Foundations  (If all crawl space are not inspected, provide an explanation.) 
Comments: (An opinion on performance is mandatory)  
1. Concrete slab on grade. The foundation for the home appears to functioning properly. 

No structural issues were observed during this portion of the inspection 
2. There are several voids around the foundation. Normally foundations are covered with 

parging – stucco like material – to cover these types of voids. The Client may choose to 
cover the exposed surfaces of the foundation with parging to improve visual appeal.  

  
Examples of voids not covered by parging 

 
3) There is a minor (<1/8”) crack close to the middle on the right side of the foundation. This 
crack doesn’t appear to have any affect on the integrity of the foundation and can be 
considered cosmetic at this time. The Client may want to consider sealing the crack to 
prevent moisture infiltration. 
 

 
Minor crack on right side of foundation 
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��� �  �  �  ��� �  B. Grading and Drainage 
Comments: The home is on a lot slightly above the road grade. All sides of the home 
appear to be properly pitched to deflect water away from the house.  
1) The drain hose from the gutters draining near the front door are directed along the 

foundation and the end of the pipe pitches upward. Normally discharge from gutters is 
directed away from the home by pipes pitched down. The Client may want to consider 
redirecting this discharge to prevent moisture from remaining in the drain pipe. 

 
End of drain pipe pitched upward 

      

��� �  �  �  ��� �  C. Roof Covering  (If the roof is not inaccessible, report the method used to inspect) 
Comments: Method used to inspect roof : Traversed the roof.   
Roofing Materials : Composite fiberglass architectural style shingles that are reported by 
the seller to be approximately three (3) years old.  
Observations :  
1) There are four (4) or five (5) shingles along the right side of the roof that are curling. The 

Client may want to consider resealing these shingles with adhesive to prevent further 
curling and potential breaking. The Client may also want to ask the Seller if the roof has 
a transferable warranty to cover this type of repair. 

 
Curled shingles on right side of roof 
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2) There is one shingle that appears to have been damaged or is defective on the fifth 
course from the top on the rear side. There is a hole approximately one inch in diameter 
in the granule layer.  It appears unlikely that this damage will result in moisture 
penetration in the foreseeable future.  

 
Damage to single shingle 

 
3) There is debris in the valleys in the front of the roof and also clogging the gutters. 

Debris on the roof may shorten the shingle life and promote moisture penetration. The 
Client may want to consider clearing this type of debris and cleaning out all gutters on a 
regular basis. 

 

 
Debris in valley’s and gutters 
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4) There are moldings around the chimney enclosure that are separating and nail pops. 
The client may want to consider resetting the nails, caulking the spaces and sealing the 
joints with paint to prevent possible moisture infiltration into the living space or 
additional damage to the enclosure. 

 

  
Separated moldings and nail pops on chimney structure 

 
5) There are exposed nails that are beginning to rust on some of the lower flashings. The 

Client may want to consider sealing these nails with the appropriate material to prevent 
further rusting and possible moisture infiltration. 

 
Example of exposed and rusted flashing nails 
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��� �  �  �  ��� �  D. Roof Structure and Attic  (If the attic is not inaccessible, report the method used to 
inspect) 
Comments: Method used to inspect attic : Traversed the attic from both garage and 
master bedroom accesses. 
Observations : 1) Attic space over the living space: 
1) There was evidence of a significant amount of activity in the attic that compressed and 

caused voids in the blown in loose fill insulation. Compacting loose fill insulation 
reduces the insulation’s effectiveness. The Client may want to consider leveling or 
adding additional insulation to maximize the energy efficiency of the home. 

 

  
Examples of compressed and voids in insulation 

 
2) The screens on both gable vents are damaged. The Client may want to consider 

repairing the gable vent screens to prevent insect infiltration into the attic space. 
 

  
Damaged screens in gable vents 

 
Insulation Observations : 1.1) The insulation was blown in loose file material. There 
appeared to be a marginal amount of insulation in the attic space. 
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1.2) There is some insulation that has been removed from an interior wall in the attic space. 
The client may want consider replacing this insulation to maximize the energy efficiency of 
the home. 

 
Missing wall insulation 

      

��� �  �  �  ��� �  E. Walls (Interior and Exterior)  
Comments: Interior Walls: Interior walls are drywall 
Observations: 1) There is a minor (<1/8”) crack under the window in the left rear room. 
This crack may be associated with the settlement around the front door area. The Client 
may want to consider addressing the settlement issue before repairing this crack. 
 

 
Minor settlement crack in bedroom wall 
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2) There is no door stop on the master bedroom door and a few others throughout the 
home. The Client may want to consider adding door stops to prevent further damage to the 
wall from the door knobs. 

 
Missing door knob in master bedroom 

Exterior Walls: The exterior walls are stone veneer and hardboard siding.  
Observations: 1) There appears to have been differential settlement around the front 
entrance area of the home. This settlement appears to have caused several cracks in the 
stone veneer along the front of the home, a corresponding crack in a bedroom wall and 
settlement of the front walk.  
2) There are moderate (>1/8” <1/4”) cracks over the arch that goes through the entire wall 
and some of the stones along the top of the arch are loose. There are corresponding cracks 
on both sides of the arch. The Inspector was unable to determine when these cracks 
formed. It’s possible that they may be a result of shrinkage of expansive soil because of the 
current drought; however, the Client should ask the Seller when the cracks first appeared 
so that a better assessment can be developed. The loose stones over the arch may 
represent a safety hazard because they are over an e gress area . The Client may want 
to strongly consider repairing these loose stones to prevent possible personal injury.  
 

 
Moderate cracks and loose stones in front arch 
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Veneer cracks corresponding to arch settlement 

3) The other cracks are minor (<1/8”) and are may be considered cosmetic at this time. The 
Client may want to consider re-pointing these cracks to prevent moisture infiltration and 
possible further deterioration.  

  
Examples of minor cracks in stone veneer 

4) There appears to be damage to bottom of the siding along the right side wall just past the 
condenser. This damage appears to be about one foot in diameter. The Inspector could not 
fully assess the damage because it had been painted over. The Client may want to ask the 
Seller about the cause of this damage and then determine if any remedial action is 
necessary. 
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Side wall damaged area 
      

��� �  �  �  ��� �  F. Ceilings and Floors 
Comments: 1) There are considerable holes in the fire stop barrier in the ceiling of the 
closet in the garage housing the hot water heater and furnace. Current building codes 
require a fire stop rated at least 20 minutes between combustibles and the living space. 
These openings represent a possible safety hazard as  they might allow fire to reach 
the attic area over the living space in less than t he required 20 minutes . The Client 
may want to seriously consider repairing these holes with the appropriate material. 
 

 
Holes in ceiling fires stop 

 
2) There is a cracked grout where the floor meets the cabinet to the left of the stove in the 
kitchen. The Client may want to consider repairing this grout to prevent moisture infiltration 
under the floor and cabinet.  
 

 
Cracked grout in kitchen. 
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3) The attic entry cover in the master closet is not insulated. The Client may want to 

consider insulating this cover to help improve the energy efficiency of the home. 
 

 
Un-insulated attic entry cover 

 
4) The attic ladder in the garage is not properly mounted. The manufacturer recommends 
the use of 16d nails. The ladder is currently supported with screws. There is indication of 
stress on the molding in the rear of the frame. The Client may want to consider properly 
mounting the attic ladder in accordance with manufacturer’s specifications to help ensure 
safe and proper performance. 
 

 
Attic ladder mounted only with screws and evidence of downward stress on moldings 

 
      

��� �  �  �  ��� �  G. Doors (Interior and Exterior)  
Comments: 1) There is no door in the laundry room. The door appears to be in the garage. 
The Client may want to verify with the Seller that this is the correct door. 
2) The door latch on the rear door doesn’t engage and keep the door closed. The dead bolt 
lock must be used to secure the door. The Client may want to consider adjusting the door 
latch so that it properly engages.  
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��� �  �  �  ��� �  H. Windows  
Comments: 1) All of the windows in the home are single pane glass. 
2) The screen on the window to the right of the front entrance is bent. The Client may want 
to consider repairing the screen to prevent possible insect infiltration into the home. 
 

 
Damaged screen on front window 

 
      

��� �  �  �  ��� �  I. Fireplace/Chimney 
Comments: 1) The stone on the right front of the hearth is loose. The Client may want to 
consider securing this stone to prevent possible damage to the floor or possible personal 
injury. 
 

 
Loose hearth brick 
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��� �  �  �  ��� �  J. Porches, Decks and Carports (Attached) 
Comments: 1) The walk to the front door has settled ~1/2 inch leaving the sections uneven 
where it meets the driveway. This represents a possible trip hazard. This settlement may be 
a result of expansive soil shrinking due to the extreme drought being experienced by the 
area. The Client may want to consider watering the area around the settlement area or 
engaging an expert to further evaluate the situation and recommend other solutions. 
 

 
Differential settlement of front walk 

 
2) There are a minor cracks (<1/8”) across the driveway approximately ¾ of the way up 

the driveway and the right front section. The cause of these cracks is unclear. They 
could be caused by shrinkage or differential settlement. The Client may want to 
consider asking the Seller when the cracks were first noticed. 

 

  
Differential settlement or shrinkage in driveway sections 

 
3) There is evidence of moderate (>1/8” <1/4”) settlement of the rear patio. There is a 

moderate crack along the entire width and settlement where the step meets the home. 
It was not clear to the Inspector when this settlement occurred. The Client may want to 
ask the Seller when this settlement occurred to better understand the issue and take 
appropriate actions like sealing the cracks.  
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Settlement cracks in patio and step 

      

��� �  �  �  �  K. Other – Perimeter Fence  
Comments: 1) Overall the perimeter fence is in very good condition. The right side fence is 
extremely well constructed, using metal posts and three rails. 
2) The gate on the right side was locked and not able to be tested. Given the construction, 
it’s likely that the gate should operate normally. 

 
Locked gate 

� � � �   

� � � �  II. ELECTRICAL SYSTEMS 

��� �  �  �  �  A. Service Entrance and Panels  
Comments: 1) The home is supplied by an underground 220V, service with a 50A breaker 
for the sub panel in the garage is located on the left side of the home.  
2) No issues were observed during this portion of the inspection 

      

��� �  �  �  ��� �  B. Branch Circuits – Connected Devices and Fixtures (Report as in need of repair the lack 
of ground fault circuit protection where required) 
1) Comments: The outlet to the left of the stove is not GFCI pro tected.  Current 

building codes require all kitchen outlets to be GFCI protected. The Client may want to 
consider installing a GFCI outlet to help reduce possible shock hazards. 

2) The outlet in the garage is not GFCI protected . Current building codes require all 
outlets in garages to be GFCI protected. The Client may want to consider installing a 
GFCI outlet to help reduce possible shock hazards. 
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3) There are no smoke alarms in any bedrooms . Current building codes require 
interconnected smoke alarms in all bedrooms and common areas. The Client may 
want to consider installing smoke alarms in all bedrooms to help allow maximum 
response time in the event of a fire. 

4) The outlet on the left wall in the left rear bedroom is very loose. The Client may want to 
consider properly fastening the outlet to prevent possible short circuits or shock 
hazard. 

 
Loose plug 

5) The Inspector was not able to actuate the light or fan in the rear bedroom. It’s likely that 
the batteries in the remote control may need to be changed. The Client may want to ask 
the Seller to confirm this finding and replace the batteries if necessary.  

6) The light over the front door inside entry did not work. The Client may want to consider 
asking the Seller to demonstrate the use of this light, determine if the bulb needs to be 
changed, or if there is another issue to be addressed. 

7) There is no outlet within sight of the AC condenser. Current building codes require a 
GFCI protected outlet to be within sight of an AC condenser to facilitate service. There 
is no current requirement to add this outlet, however, it may have to be added if the 
condenser is ever replaced. 

8) There are no Arc Fault breakers located in the sub panel box. Arc-fault circuit 
interrupting devices are currently required for circuits serving family rooms, dining 
rooms, living rooms, parlors, libraries, dens, bedrooms, sunrooms, recreations rooms, 
closets, hallways, or similar rooms. There is no requirement to upgrade existing 
electrical systems, however, these devices may have to be added if the electrical 
service to the home is ever upgraded. 

 
Sub panel without Arc Fault breakers 
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     III. HEATING, VENTILATION AND AIR CONDITIONING SYST EMS 

��� �  �  �  ��� �  A. Heating Equipment  
Type and Energy Source: A medium efficiency Bryant Plus 80 natural gas forced hot air 
furnace located in the garage closet. The Inspector was not able to determine the age of the 
unit. The air filter for the unit is located at the bottom of the furnace body. The Client may 
want to consider replacing this filter on a regular basis to help ensure maximum efficiency. 
1) The unit appeared to operate normally when tested. No unusual odors, rust or 
indications of excessive heat were observed. 
2) There was a flexible gas line entering the furnace. Current building codes do not allow 
flexible gas lines from entering the furnace. There is no current requirement to change the 
configuration; however, this may have to be addressed if the furnace is ever replaced. 

 
Flexible gas line entering furnace 

 
4) There is no drain pan under the furnace. Current building codes require drain pans under 
heating and cooling devices to prevent water from entering the living space in the event of a 
leak. There is no current requirement to change the configuration; however, this may have 
to be addressed if the furnace is ever replaced. 

 
No drain pan under furnace. 
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� � � �   

��� �  �  �  ��� �  B. Cooling Equipment  
Type and Energy Source An electric ADP AC unit Model CT 9660-M215 R-410 SN 
6002A23165 located in the garage closet. The Inspector was not able to determine the age 
of the unit.  
Comments: 1) The air differential was sufficient. The air temperature entering the return 
was ~ 80oF while the air coming from the AC ducts was ~57oF. 
 

 
AC unit nameplate 

 
2) There is considerable separation around the top of the air plenum leading to the duct 
system. This may allow outside air to enter the plenum and considerable reduce the 
efficiency of the system. The Client may want to have an HVAC professional better assess 
the situation and provide viable solutions. 
 

 
Gap in air plenum 
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3) The refrigerant line to the condenser is not insulated or properly protected. The Client 
may want to consider insulating the properly protecting this line to help ensure maximum 
efficiency and operation 

 
Un-insulated and improperly protected refrigerant line 

 
3) A Bryant condenser Model 533AN048-B SN 3001E06147 located on the right side of the 
home appeared to operate properly; however it was not level. The Client may want to 
consider leveling the condenser to help ensure maximum efficiency and to help prevent 
premature failure. 
 

   
Condenser nameplate                                    Out of level condenser  

      
 

��� �  �  �  �  C. Ducts and Vents  
Comments: 1) No issues were observed during this portion of the inspection 
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     IV. PLUMBING SYSTEM 

��� �  �  �  ��� �  A. Water Supply System and Fixtures 
Comments: 1) There is cracked caulking in the master bathroom tub and shower. The 
Client should consider repairing this grout to prevent water from infiltrating into the wall 
structure.  
 

 
Cracked caulking in master bathroom 

 
2) The spray hose on the kitchen sink doesn’t pull out all the way. It appears to be impinged 
by the hot and cold water feed hoses under the sink. The Client may want to consider 
properly routing the spray hose to allow full extension. 

 

 
Improperly routed spray hose under kitchen sink 
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3) There is grout missing from a course of tiles along the back wall in the hall shower. The 
Client may want to consider repairing this grout to prevent moisture from infiltrating into the 
wall structure. 
 

 
Grout missing in shower 

 
4) The spigot at the rear of the home is missing a pressure relief device. These devices 

are designed to help prevent scalding from hot water building up pressure in the hose. 
The Client may want to consider adding this device to help prevent personal injury.  

 

 
Rear spigot without safety device 

 
5) None of the spigots had splash blocks under them. The Client may want to consider 
adding splash blocks to help direct water from the home and to help prevent erosion. 
 

      

��� �  �  �  �  B. Drains, Wastes, Vents  
Comments: 1) No issues were observed during this portion of the inspection 

      
 
 
 
 



Report Identification: Home in Austin TX    Page 22 of 25 
 

Additional pages may be attached to this report. Read them very carefully. This report may not be complete without the 
attachments.  If an item is present in the property but is not inspected, the "NI" column will be checked and an explanation 
is necessary. Comments may be provided by the inspector whether or not an item is deemed in need of repair. 
 
  

Promulgated by the Texas Real Estate Commission (TREC) P.O. Box 12188, Austin, TX 78711-2188, 1-800-250-8732 or 
(512) 459-6544 (http:\\www.trec.state.tx.us). REI 7A-0 

I=Inspected  NI=Not Inspected  NP=Not Present  R=No t Functioning or in need of Repair 

I       NI     NP    R     Inspection Item  

��� �  �  �  �  C. Water Heating Equipment (Report as in need of repair those conditions specifically listed 
as recognized hazards by TREC rules.) 
Energy Source Natural Gas. A 50 gallon Sears Model 153.331544 SN M07A003382 
manufactured 12/3/2007 

 
Water heater name plate 

2) There is a considerable amount of corrosion on the shutoff valve. This may be 
associated with problems prior to the installation of the current water heater. The 
Client may want to confirm that this corrosion is related to issues that have been 
resolved. 

 
Corrosion on shut off valve 

3) There is no drain pan under the water heater. Current building codes require drain 
pans under all water heaters installed over framing material. Although there is no 
requirement to upgrade, this may have to be addressed if the water heater is ever 
replaced. 
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Lack of drain pan under water heater 

      

�  �  ��� �  �  D. Hydro-Therapy Equipment 
Comments: 

      
     V. APPLIANCES  

��� �  �  �  �  A. Dishwasher  
Comments: A complete normal wash cycle was run as a test. There were no problems 
observed during this test. 

� � � �   

��� �  �  �  �  B. Food Waste Disposer  
Comments: 1) No problems were observed during a limited test run of the appliance. 

� � � �   

�  �  ��� �  �  C. Range Hood 
Comments: 1)  

� � � �   

��� �  �  �  ��� �  D. Ranges/Ovens/Cooktops  
Comments: 1) The anti-tip device was either not installed properly or missing. Lack of a 
properly functioning anti-tip device represents a s afety hazard.  The Client may want 
to consider repairing or replacing the anti-tip device to prevent possible personal injury. 
2) The gas oven was turned on and set to 350oF. An oven thermometer was used to verify 
the setting.  The oven thermometer read approximately 350o F after the oven warmed up. 
This is within the 25o allowable range.  All of the elements on the cook top appeared to 
function properly. . 

� � � �   

��� �  �  �  �  E. Microwave Cooking Equipment  
Comments: 1) No problems were observed during a limited test run of the appliance. 
2) The vent fan is configured for recirculation of air back into the kitchen. 

� � � �   

�  �  ��� �  �  F. Trash Compactor  
Comments: 

� � � �   
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��� �  �  �  ��� �  G. Bathroom Exhaust Fans and/or Heaters  
Comments: 1) There is no vent fan in the master bathroom; however, there is an openable 
window large enough to meet current building codes. 
2) The vent fan in the hall bathroom appears to be partially clogged. The Client may want to 
consider cleaning the vent fan to help ensure optimum efficiency. 

 
Partially clogged vent fan 

� � � �   

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

� � � �   

��� �  �  �  ��� �  I. Garage Door Operators  
Comments: 1) There is no automatic sensor installed to prevent the door from functioning if 
there is an obstruction.  Lack of this automatic sensor is considered a safet y hazard . 
The Client should strongly consider installing an automatic sensor to prevent possible 
personal injury or property damage. 

 
Lack of safety sensor 

� � � �   

��� �  �  �  �  J. Door Bell and Chimes  
Comments: No issues were observed during this portion of the inspection 

� � � �   

��� �  �  �  �  K. Dryer Vents  
Comments: No issues were observed during this portion of the inspection 

� � � �   
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�  �  ��� �  �  L. Other Built-in Appliances -  
Comments:  

� � � �   

� � � �  VI. OPTIONAL SYSTEMS 

�  ��� �  �  �  A. Lawn Sprinklers  
Comments: 1)  

� � � �   

�  �  ��� �  �  B. Swimming Pools and Equipment  
Comments: 

� � � �   

�  �  ��� �  �  C. Outbuildings  
Comments 

� � � �   

�  �  ��� �  �  C. Outdoor Cooking Equipment  
Comments:  

� � � �   

��� �  �  �  �  E. Gas Lines  
Comments:  1) All visible and accessible connections were not able to be tested with a TIF 
8800A Combustible Gas Detector.   

� � � �   

�  �  ��� �  �  F. Water Wells (A coliform analysis is recommended) 
Comments: 

� � � �   

�  �  ��� �  �  G. Septic Systems  
Comments: 

� � � �   

�  �  ��� �  �  G. Security Systems  
Comments:  

� � � �   

�  �  ��� �  �  G. Fire Protection Equipment  
Comments: 

 


