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PROPERTY INSPECTION REPORT 
 

Prepared For:  
   (Name of Client) 

Concerning:  
   (Address or Other Identification of Inspected Property) 

 

By: Greg Genser ï TREC Professional Inspector License #2962  
   (Name and License Number of Inspector)                   (Date) 

 

PURPOSE, LIMITATIONS AND INSPECTOR / CLIENT RESPONSIBILITIES  
 

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

property conditions. If any item or comment is unclear, you should ask the inspector to clarify the findings. It is important 

that you carefully read ALL of this information. 

 

This inspection is subject to the rules (ñRulesò) of the Texas Real Estate Commission (ñTRECò), which can be found at 

www.trec.texas.gov. 
 

The TREC Standards of Practice (Sections 535.227-535.233 of the Rules) are the minimum standards for inspections by 

TREC licensed inspectors. An inspection addresses only those components and conditions that are present, visible, and 

accessible at the time of the inspection. While there may be other parts, components or systems present, only those items 

specifically noted as being inspected were inspected. The inspector is NOT required to turn on decommissioned equipment, 

systems, utility services or apply an open flame or light a pilot to operate any appliance. The inspector is NOT required to 

climb over obstacles, move furnishings or stored items. The inspection report may address issues that are code-based or 

may refer to a particular code; however, this is NOT a code compliance inspection and does NOT verify compliance with 

manufacturerôs installation instructions. The inspection does NOT imply insurability or warrantability of the structure or its 

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

and the inspector is NOT required to identify all potential hazards. 

 

In this report, the inspector shall indicate, by checking the appropriate boxes on the form, whether each item was inspected, 

not inspected, not present or deficient and explain the findings in the corresponding section in the body of the report form. 

The inspector must check the Deficient (D) box if a condition exists that adversely and materially affects the performance 

of a system or component or constitutes a hazard to life, limb or property as specified by the TREC Standards of Practice. 

General deficiencies include inoperability, material distress, water penetration, damage, deterioration, missing components, 

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

inspector is not required to prioritize or emphasize the importance of one deficiency over another. 

 

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

Estate Consumer Notice Concerning Recognized Hazards or Deficiencies below. 

 

THIS PROPERTY INSPECTION IS NOT A TECHNICALLY EXHAUSTIVE INSPECTION OF THE STRUCTURE, 

SYSTEMS OR COMPONENTS. The inspection may not reveal all deficiencies. A real estate inspection helps to reduce 

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

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

information as is available about this property, including any sellerôs 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 inspectorôs 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. 

http://www.trec.state.tx.us/
http://www.trec.state.tx.us/pdf/inspectors/535.227-535.233.pdf
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ITEMS IDENTIFIED IN THE REPORT DO NOT OBLIGATE ANY PARTY TO MAKE REPAIRS OR TAKE OTHER 

ACTIONS, NOR IS THE PURCHASER REQUIRED TO REQUEST THAT THE SELLER TAKE ANY ACTION. When 

a deficiency is reported, it is the clientôs responsibility to obtain further evaluations and/or cost estimates from qualified 

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

periods. 
 

Evaluations by qualified tradesmen may lead to the discovery of additional deficiencies which may involve additional 

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

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

repairs have been made. 
 

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

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

apparent condition of the roof, and the performance of the structure and the systems may change due to changes in use or 

occupancy, effects of weather, etc. These changes or repairs made to the structure after the inspection may render 

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

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

may provide incomplete or outdated information. Repairs, professional opinions or additional inspection reports may affect 

the meaning of the information in this report. It is recommended that you hire a licensed inspector to perform an inspection 

to meet your specific needs and to provide you with current information concerning this property. 
 

TEXAS REAL ESTATE CONSUMER NOTICE CONCERNING HAZARDS OR DEFICIENCIES  
 

Each year, Texans sustain property damage and are injured by accidents in the home. While some accidents may not be 

avoidable, many other accidents, injuries, and deaths may be avoided through the identification and repair of certain 

hazardous conditions. Examples of such hazards include: 

Å malfunctioning, improperly installed, or missing ground fault circuit protection (GFCI) devices for electrical 

   receptacles in garages, bathrooms, kitchens, and exterior areas; 

Å malfunctioning arc fault protection (AFCI) devices; 

Å ordinary glass in locations where modern construction techniques call for safety glass; 

Å malfunctioning or lack of fire safety features such as smoke alarms, fire-rated doors in certain locations, and 

   functional emergency escape and rescue openings in bedrooms; 

Å malfunctioning carbon monoxide alarms; 

Å excessive spacing between balusters on stairways and porches; 

Å improperly installed appliances; 

Å improperly installed or defective safety devices; and 

Å lack of electrical bonding and grounding and 

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

To ensure that consumers are informed of hazards such as these, the Texas Real Estate Commission (TREC) has adopted 

Standards of Practice requiring licensed inspectors to report these conditions as ñDeficientò when performing an inspection 

for a buyer or seller, if they can be reasonably determined. 
 

These conditions may not have violated building codes or common practices at the time of the construction of the home, or 

they may have been ñgrandfatheredò because they were present prior to the adoption of codes prohibiting such conditions. 

While the TREC Standards of Practice do not require inspectors to perform a code compliance inspection, TREC considers 

the potential for injury or property loss from the hazards addressed in the Standards of Practice to be significant enough to 

warrant this notice. 
 

Contract forms developed by TREC for use by its real estate licensees also inform the buyer of the right to have the home 

inspected and can provide an option clause permitting the buyer to terminate the contract within a specified time. Neither 

the Standards of Practice nor the TREC contract forms require a seller to remedy conditions revealed by an inspection. The 

decision to correct a hazard or any deficiency identified in an inspection report is left to the parties to the contract for the 

sale or purchase of the home. 
 

INFORMATION INCLUDED UNDER "AD DITIONAL INFORMATION PROVIDED BY INSPECTOR", OR 

PROVIDED AS AN ATTACHMENT WITH THE STANDARD FORM, IS NOT REQUIRED BY THE 

COMMISSION AND MAY CONTAIN CONTRACTUAL TERMS BETWEEN THE INSPECTOR AND YOU, AS 

THE CLIENT. THE COMMISSION DOES NOT REGULATE CONTRACTUAL  TERMS BETWEEN PARTIES. 

IF YOU DO NOT UNDERSTAND THE EFFECT OF ANY CONTRACTUAL TERM CONTAINED IN THIS 

SECTION OR ANY ATTACHMENTS, CONSULT AN ATTORNEY.  
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ADDITIONAL INFORMATION PROVIDED BY INSPECTOR  

Report: This report is the property of Greg Genser, d/b/a Cypress Inspections © 2018, all rights reserved. This report is 

prepared exclusively for the benefit and use of the named client in strict accordance with the terms and conditions of the 

employment agreement, which by its mention is incorporated within this report, and any notations within this report, and is 

not transferrable to anyone in any form. Possession of this report does not carry with it the right of publication. This 

inspection report may not be used for any purpose or by any person other than the party to whom it is addressed without the 

written consent of the inspector. None of the contents of this report, parts or components of this report or a copy of this 

report shall be conveyed to the public through any means, purpose or venue without the written consent and approval of the 

inspector. There will be no consultation with secondary readers of this report unless client has made this fact known to 

Cypress Inspections. The signatory inspector prepared this report on a computer and an error may occur. Should you 

encounter a typo or other editing error, please contact Cypress Inspections so that a correction to this report can be made. 
 

The inspection is a non-destructive, non-intrusive inspection performed in a limited period of time. If the client feels a more 

in-depth and thorough inspection of a particular component-system is needed, a qualified specialist in that field should be 

consulted for further evaluation. Components-systems reported as deficient should always be referred to a qualified 

professional in that field who must completely reexamine the entire component-system to determine the appropriate method 

of repair to ensure that the installation and operation is in a suitable manner. When water damage is observed, 

fungal growth is possible. Further evaluation by a qualified specialist licensed by the Texas Department of State Health 

Services in mold assessment may be necessary. If house is occupied at time of the inspection, it is possible that a deficiency 

may have been concealed. Once owner-occupant vacates the property, any visible deficiency that becomes apparent should 

be reported to you, the client via an updated Sellerôs Disclosure Notice form. 
 

There may be an installation deficiency noted in this report. If the deficiency in question is an alternative material, design or 

method of construction and equipment that has been approved by the building official, it is an acceptable installation. 

However, no such documentation has been provided to the inspector. Client should request such documentation be provided 

by the building official, not a 3
rd
 party private inspector. There may be a structural deficiency noted in this report. If the 

deficiency in question was engineer designed and approved by a design professional, it is an acceptable installation. 

However, no such documentation has been provided to the inspector. Client should request such documentation be provided 

by the design engineer with their engineer stamp on the document approving such application. 
 

Definitions of notations within report to help you better understand this report: 

Deficient as specified by the TREC Standards of Practice; if a condition exists that adversely and materially affects the 

performance of a system or component or constitutes a hazard to life, limb or property. General deficiencies include 

inoperability, material distress, water penetration, damage, deterioration, missing components, and unsuitable installation. 

A system-component may have numerous deficiencies, but all may not be listed within this report. In the inspectorôs 

opinion, only deficiencies deemed a priority-safety issue may be listed; an opinion which may differ from yours or that of 

other professionals. 
 

Information  as defined by the inspector; is for information purpose only to help better explain the inspectorôs comment. 
 

Note as defined by the inspector; a system-component that is a deficiency-unsuitable installation, which is commonly 

observed. However, is not in need of immediate repair; an opinion which may differ from yours or that of other 

professionals. 
 

Photographs: Photographs included in this report are intended to illustrate some, but not all deficiencies and to clarify the 

deficiency noted in this report. All photographs taken may not be included within this report. The photographs are not 

intended to be all-inclusive or to describe all conditions noted on the property or within this report. 
 

Excluded Items: Geophysical surveys, surveys of subsurface conditions, ground testing, adequacy of site drainage; fire 

sprinkler systems, intercom systems, security systems, phone systems, T.V. systems, outdoor lighting systems, solar 

systems, water softening or purification systems, refrigerators, washers, dryers, all other specialized systems; damage by 

wood destroying insects, vermin or pests; floor and wall coverings; counter tops and cabinets; cosmetic items including but 

not limited to stains, nicks, chips and ñdingsò; and any items not readily accessible-visible at time of the inspection or 

mentioned or set forth herein or in the Property Inspection Report are specifically excluded from this inspection. Unless 

otherwise mentioned in this report; shower liner leak test is excluded; removal of appliance access covers (i.e. heating & 

A/C equipment, dishwasher) is excluded. An additional list of exclusions can be found in the Texas Real Estate 

Commission Standards of Practice. 
 

The inspector is not aware whether this property sustained flood, windstorm or any other substantial damage. While there 

may not be visible evidence of water damage, repairs may conceal such damage. A Comprehensive Underwriting Exchange 

Report (C.L.U.E ®) may offer additional information on losses, or payments for losses on this property. I recommend that 

you contact your agent for more information. 
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Hazardous Substances: The inspection does not encompass any type of environmental survey or related testing for the 

presence, absence or risk of Asbestos, Chinese Drywall, Radon, Lead (in paint or water), indoor air quality, mold, mildew 

or any other mineral or chemical substance or thing which may be detrimental to life, health and safety. Even if comments 

are made regarding one or more of these issues, inspections and determination of the presence and dangers of these issues 

are specifically excluded from the inspection and report. 
 

Tools used: Any test equipment used (moisture meter, thermal imaging camera, thermometers, etc.) is to help locate 

problem areas. It must be understood that equipment is not an exact science but rather good tools used as indicators of 

possible problems. At times, because of hidden construction within a celling, floor or wall cavity, equipment may get a 

false reading or no reading at all. Some equipment will pick up on metals, wiring, unique wall finishes, etc. Positive 

readings do not always mean there is a problem, nor do negative readings necessarily mean there is no problem. For 

moisture detection equipment, equipment is not used to obtain exact moisture content, but rather to obtain relative readings 

between suspected problem areas and non-problem areas. This information is then used to help determine potential problem 

areas which may warrant more investigation. 
 

Property is pre-owned & occupied by client, who was present during the inspection.  

Sellerôs Disclosure Notice was not provided.  

Weather conditions ï Dry, 58°F-70°F. House appears to face NE. 

 

 

Front view 

 

Rear view 
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I.   STRUCTURAL SYSTEMS 
    A. Foundations 

Type of foundations(s): Appears to be slab on ground  
Comments: 

Foundation performance: In the inspectorôs opinion, the foundation does not appear to be performing its intended function, 

as evidence of excessive deflection-differential movement with the foundation was observed. The following was observed but 

may not be all-inclusive. 

1. Garage - Exterior brick cladding crack/separation was observed at a couple locations. Interior ceiling board is cracked. By 

walking across the garage floor surface, unevenness to the foundation was observed. 

 

 
Brick separation at side entry door 

 
Brick separation at garage vehicle door 

 
Ceiling board crack 

 

2. Master bedroom ï Entry door drags on the carpet. Ceiling board joint above the doorway is cracked. 

 

3. Office bedroom/hallway ï Bedroom door binds to the doorframe. Hallway ceiling board is cracked. 

 

4. By walking across interior floor covering surfaces, unevenness to the foundation was observed at some locations 

including; dining room, family room and hallway.  

 

5. Exterior brick cladding crack-separation was observed at some other locations. Interior wallboard joint separation at 

fireplace brick was observed. 

 

 
Brick crack below breakfast area 

window frames 

 
Brick crack below master bathroom 

window frame 

 

 

Information: Some trees are in close proximity to the foundation. Tree proximity to foundation may adversely affect 

foundation performance and soil moisture content. 
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1. Deficient: Post-tensioning system tendon is exposed along the foundation perimeter at some locations. 

Information: Exposed tendon(s) should be treated, patched and sealed with a non-shrink grout that will retain the same 

minimum compression strength as the concrete to prevent additional corrosion-deterioration. 

 

 

  

 

 

    B. Grading & Drainage 
Comments:  

1. Deficient: Finished grade is too high along the rear foundation perimeter. Proper foundation exposure-grade clearance 

provides termite protection and minimizes the chance of decay resulting from moisture migrating to the wood framing. 

Information: Foundation should extend above finished grade at all points a minimum of 4 inches where masonry cladding is 

installed and a minimum of 6 inches where siding cladding and stucco cladding are installed.  
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2. Deficient: Evidence of improper grade-slope-surface water drainage to property was observed. Proper site drainage is an 

important element in preventing erosion, water ponding and possible failure of a foundation system. 

Information: Surface drainage shall be diverted to a storm sewer conveyance or other approved point of collection that does not 

create a hazard. Lots shall be graded to drain surface water away from foundation walls. The grade shall fall a minimum of 6 

inches within the first 10 feet. 

Exception: Where lot lines, walls, slopes or other physical barriers prohibit 6 inches of fall within 10 feet, drains or swales shall 

be constructed to ensure drainage away from the structure. Impervious surfaces within 10 feet of the building foundation shall 

slope a minimum of 2 percent away from the building. 

 

 
Property grade-slope incorrect; one of 

several locations 

 
Property grade-slope incorrect; one of 

several locations 

 

 
Illustration example of proper grade-

slope 

 
Illustration example of proper grade-

slope 

 
Illustration example of proper grade-

slope 

 

3. Deficient: Exterior cladding is damaged-water damaged at some locations. Damage appears the result of roof rain water 

discharging onto concrete-ground surfaces and splashing onto the cladding. In the inspectorôs opinion, a gutter should be 

installed.  

 

 
Brick discolored; one of several 

locations 
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     C. Roof Covering Materials 
 Types of Roof Covering: Dwelling - Asphalt shingle. Rear porch ï appears bitumen 
 Viewed From: Accessing rooftop & grade elevation 
                            Comments:  

1. Information: Evidence of repair to roof cover-penetration-flashing was observed at some locations. 

 

 
Cricket in  front of chimney has been 

added since I inspected property 6 

years ago 

 
Evidence of repair at some 

penetrations 

 

 

2. Deficient: Deterioration to the roof cover was observed; as evidenced by shingle brittleness, damage, aggregate-granule 

lose and loose shingles. A loose shingle is vulnerable to blow-offs and water penetration. 

Information: Client should perform due diligence and consult with their homeowner insurance company prior to the expiration 

of any time limitations such as an option period to confirm insurability of dwelling with an aged-deteriorated roof cover. 

 

 
Shingle aggregate-granule lose 

 
Shingle aggregate-granule lose 

 
Shingles brittle & loose 
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3. Deficient: In the inspectorôs opinion; rear porch roof cover is cracked, damaged and in need of replacement. 

 

 
Rear porch roof cover is cracked-damaged 

 

 

4. Deficient: Plumbing vent pipe roof jack seal at one or more-some locations is damaged. A proper seal is important in 

preventing water penetration into the building.  

 

 

  

 

5. Deficient: Skylight flange and flashing is loose at one or more locations. Loose flange-flashing is vulnerable to uplift and 

water penetration. Interior ceiling board water damage was observed at a foyer skylight. 

Information: Source of water damage should be located and repaired prior to repair-replacement of water damaged materials.  

 

 
Skylight flange loose 

 
Interior ceiling board water damage 

below skylight 

 

 

6. Note: Dish TV mounting bracket is fastened on top of the roof cover. Sealant is applied on-around the bracket, which 

should be considered a temporary seal. Area could be prone to water penetration-damage. 

 

 


