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Independent Inspection Services 

 
Stephen D. Pruetz                                                                                           Home: 713-772-4720 
Fax:    713-772-4720 

PROPERTY INSPECTION REPORT 
 
 
Prepared For 

 
 
Mr. & Mrs. Someone 

(Name of Client) 
 

Concerning 1234 Some Street, Houston, TX.  

(Address or Other Identification of Inspected Property) 
 

By 

 

Stephen D. Pruetz - Professional TREC License #8329 2:30 PM  10/5/05  
                                                                                                               (Date/Day) 

 
 

 

Oct. 5, 2005 
     
 
                                 

 
 
 
The inspection is of conditions, which are present and visible at the time of the inspection, and all of the equipment is 
operating in normal modes.   The inspector must include which items are in need of repair or are not function and will 
report on all applicable items required. 
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 preformed 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  
 

PROPERTY DESCRIPTION                                                                                                                           
                                              
  
 
 
 
   The home is located at 1234 Some Street, Houston, Tx.  .  This House was built in 1947 with total living 
area of 1,258 SF as reported by HCAD property information..  It sets on a monolithic concrete slab 
foundation on grade with 105 siding and brick exterior.  The roof is fiberglass composition shingles over 1x6 
tongue and groove roof decking.  The start of this inspection was at 2:30 PM and the ambient temperature 
was 94.6° Fahrenheit with a relative humidity of 61.5% outside.  Inside the humidity was 55.1% and 
temperature was 80.2°Fahrenheit. The items are reported considering the house was facing north.  These and 
other items will be addressed within this report. 
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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. 
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I.  STRUCTURAL SYSTEM   
    

�

�  
 
� �

 
� �

 
� �

 

A. 
  
Foundations ( If all crawl spaces are not inspected, provide and explanation) 
Comments(An opinion on performance is mandatory):  The foundation appeared to be 
functioning as intended with no significant defects observed.  There may be some slight 
bending of the slab but nothing major.  However, the following minor defects were 
observed: 
        1.  The east side of slab had 2 hair line cracks. One defect under hose bib had a cast 
iron pipe exposed .( probably a vent pipe for the bath). The other was just a hair line crack. 
On the south side of the slab there was another hair line crack.   
 

   
 

   
        2.  There was some honey combed areas observed around the house (imperfections in 
the concrete where the forms were removed). None had been patched.  
       3.  Garage slab does not have minimum of 6 inches exposed. 

  
RECOMMENDATIONS: 

1. Patch concrete where needed. 
2. Continue to watch defective area for any widening of crack. 

            
 

�
�
�

 
�  

 
�  

 
�  

 
B. 

 
Grading and Drainage 
Comments: 
     There was some evidence that slope is not proper around the house. It needs a 
minimum of 6 inches drop from the slab in 10 ft and slab needs to be exposed a minimum 
of 6 inches.  I was not able to verify drainage was correct and adequate in the back yard 
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�  area.  There was evidence of drainage problems on east garage side of house.  Flashing 
was installed under new siding and over the garage slab.  On west side of the garage the 
slab seemed to bend down a few inches. During a bad storm it may be possible some water 
may get into garage. 

        
Behind the water heater the sill plate was rotted and in need of repair. 
On west side of house and right of front door behind flower bed there is not enough slab 
exposed. 
 

   
RECOMMENDATIONS:  
     1.  Correct above areas if possible. 

 
�  

 
�  

 
�  

 
�  

 
C. 

 
Roof Covering  ( observed roof from ground with binoculars) 
Comments. 

1. Roof appears to be fairly new 
2. It is a 3 tab fiberglass composition over 1x6 tongue and groove decking.  The 

shingles probably have a 20 year warranty. 
3. Roof covering is functioning as designed. 
4. Shed roof over entry not flashed correctly.  Needs 2” of flashing exposed and 

flashing should have been put under fascia board.  There is not any signs of 
leaking but should be monitored.   

5. Shed roof on back of house is not flashed correctly.  The siding should have been 
cut a minimum of 2 inches above flashing and 2 inches away from siding.  This 
area may rot the siding eventually.  There are signs of mildew forming on the 
siding in this area. 

          
RECOMMENDATIONS:  
      1.  Check with owner for all warranties. 
      2.  Correct where needed. 
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�  

 
�  

 
�  

 
�  

 
D. 

 
Roof Structure and Attic   
Comments.  Not all of the attic areas were accessible or visible. 

1. The structure and attic is functioning as designed. 
2. There is insulation in attic but could not ascertain effectiveness.  There was no 

certification seen. 
3. Attic ventilation is present but no calculations were made to assure the net free 

ventilation area.  Seems to be adequate.   
4. Two roof joists were cut away and therefore are weakened. 
         

   
 
 
5.  One collar tie was split. 
 

  
 
6.  Roof structure needs additional purling braces and collar ties to meet today's 
codes. 
7.  Garage ridge and rafters appear too small and have caused a slight sag in roof. 
8.   Needs more purling braces and collar ties to meet today's standards but again it  
    has withstood the test of time.  
 
9.  There is a broken limb on garage east side of roof and tree limbs too close to        
         shingles. 
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            RECOMMENDATIONS: 
 The roof structure when built met the industry standard of the day and has withstood the              

 test of test of time.  It may be advisable to make repairs on the damaged rafters and collar tie. 
  Trim back limbs so roof will not be damaged. 

 
�  

 
�  

 
�  

 
�  

 
E. 

 
Walls (Interior and Exterior) 
Comments:  Exterior 
     1. There is evidence that some of the exterior siding has been replaced on the house    
              and the garage.  
     2.  There is a rotted board over the service entrance. 
      

         
 
       3.  Some caulking needs to be done around windows, doors and brick . 
RECOMMENDATIONS: 
 
           Correct where needed 
Comments:   Interior walls 
.     1. Appears that the inside of house has been freshly painted.  It was noticed that 
some cracks in the sheetrock had been patched.  I did not see many indications 
that the slab had move enough to cause severe cracking in the sheetrock though. 
RECOMMENDATIONS:                                                                                                     
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�  

 
�  

 
�  

 
� �

 
F. 

 
Ceilings and Floors 
Comments: 
RECOMMENDATIONS; 
 

 
�  

 
�  

 
�  

 
�  

 
G. 

 
Doors (Interior and Exterior) 
Comment: 
       1.  Back door showed some deterioration 
       2.  Garage door frame has been repaired on both sides. 
       3.  Garage door sags slightly. 
 

   
 

 
       
       
RECOMMENDATIONS: 
 Repair where needed 

 
�  

 
�  

 
�  

 
�  

 
H. 

 
Windows 
Comment/ observations:  Not all windows were tested for function 
1.  Most windows need caulking where caulk has shrunk. 
2.  Most windows glaze is deteriorating. 
3.  Window in garage was not flashed correctly. 
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RECOMMENDATIONS:   
Repair as necessary 
       

 
 
�  

 
�  

 
�  

 
�  

 
I. 

 
Fireplace/Chimney 
Comments: 
    
RECOMMENDATIONS : 

 
 

�  
 
�  

 
�  

 
�  

 
 

 
J. 

 
Porches, Decks and Carports (Attached) 
Comments: 

       
   

 
 

�  
 
�  

 
�  

 
�  

 
K. 

 
Other:  

 Comments:  

     1.  Check with owner for extra paint for touch-up 
      RECOMMENDATIONS :  
        . 

 
 

 
 

 
 

 
 

 
II.  

 
ELECTRICAL SYSTEMS  

 

�  
 
�  

 
�  

 
�  

 
A. 

 
Service Entrance and Panels 
 
    . 
Comments:   I removed the covers to inspect panels -- GE panel                                        
        1.   Has overhead service to a 100 amp panel breaker. 
   2.   Overhead service does not meet current codes.   
   2.   No breakers were  marked and doesn't  have arc fault breakers for bedrooms 
   3.   Does not have required ground rod. 
   4.   In main panel unidentified ground wires connected to neutral bus. One aluminum, 
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one          copper.  Could not tell where they went to ground. 
   5.   Main Panel had wires connected with a wire nut. 
      

           
 
  6.   There were two wires connected with a wire nut.  

        
    
RECOMMENDATION: This service, panel and sub panel should checked by a licensed 
electrical contractor to make sure it is safe. This could be a hazard. 
   

      

 
�  �   

�
�  

�  
 
 

� �
 
B. 

 
Branch Circuits - Connected Devices and Fixtures  (Report as in need of repair 
the lack of ground fault circuit protection where required.)  
Comments: 
     1.   No GFCI plug in kitchen or garage. 
     2.   No GFCI plug at AC condenser unit outside.  
     3.   Majority of plugs thru out house had an open ground. (a grounded plug that was not 
           grounded.) 
     4.   Hall bath has no plug. 
     5.   Wiring junction box not covered in garage. 
     6.   No GFCI in garage 
     6.   Other wiring in garage needs to be checked by licensed electrician. 
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RECOMMENDATIONS:   
     1.  Have licensed electrician look at circuits in garage. 
  

      
 
 

 
 

 
 

 
 

 
III  

 
HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS  

 
�  

 
�  

 
�  

 
�  

 
A. 

 
Heating Equipment: Type and Energy Source   gas fired Ruud™ unit 1999 model 
OBSERVATIONS:  Working as intended. 
     1.   Unit located in attic. 
 
           RECOMMENDATIONS:  
    

   
�  

 
�  

 
�  

 
�  

 
B. 

 
Cooling Equipment : Type and Energy source   Lennox electric unit  12/1999 
model.  Unit seems to be a 3 1/2 ton SN:  6263M519.9 06535 
  
Comments: Units functioning as designed with a difference of 21° from return air and 
register. The system temperature difference is a measurement between the return air vent 
and the ceiling registers.  This difference should be at least between 16° and 22° to be 
functioning correctly.  We did not check for the indoor air quality. 
  RECOMMENDATIONS:  
    Have owner give warranty information. 
    

 
�  

 
�  

 
�  

 
 �  

 
C. 

 
Ducts and Vents 
Comments: Visible inspection of accessible ductwork only.  All functioning as designed. 
    1.   RECOMMENDATIONS: 
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IV. 

 
PLUMBING SYSTEM 

 
�  

 
�  

 
�  

 
�  

 
A. 

 
Water Supply System and Fixtures 
Comments/OBSERVATIONS:    Tested water pressure at driveway hose bib at 45 lbs.       
  1.    Hall bathtub drains slow. 
  2.    All hose bibs need anti siphon device. 
  3.    Bar sink stopper leaks when sink filled. 
  4.    Drain pipe under bar sink burnt from soldering copper line. 
  5.    Cold water line under bar sink shows sign of seeping. 
  6.    Water lines coming into and out of garage need insulation. 
 
RECOMMENDATIONS: 
Correct to industry standard 

 
�  

 
�  

 
�  

 
�  

 
B. 

 
Drains, Wastes, Vents  
Comments:   

 

�  
 
�  

 
�  

 
�  

 
C. 

 
Water Heating Equipment (Report as in need of repair those conditions specifically 
listed as recognized hazards by TREC rules.)  Water pressure tested at 45 lbs. and did not 
go up significantly after running hot water for long period.  If the water system is a closed 
system the pressure may go up because of hot water expansion.  An expansion tank on the 
water heater may be needed. 
Comments: One 30 gal 32,000 btu. Gas fired unit Manufacturing Date 1991. 
   1.   Heater needs to be 18 inches above floor 
   2.   No expansion tank on heater. 
   3.   No drip leg on gas line 
   4.   Wrong shut off valve on water line.  Needs to be gate valve or ball valve.  Not  
          a globe valve. 

      
RECOMMENDATIONS:   
    1.   If city has a backflow valve at the city meter the water system is considered a          
              closed system and may need an expansion tank as per IRC code 2903.4  
   2.  Correct all above to current code . 

  

�  �  �  �  D. Hydro-Therapy Equipment    
Comments:  Does not have access panel as required. 
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V. 

 
APPLIANCES  

 

�  
 
�  

 
�  

 
�  

 
A. 

 
Dishwasher 
1.  Does not have air gap. 
2.  Drain hose needs to be higher than the dishwasher tub to prevent a possible     
     cross connection. 
Comments:    Works as designed but drain needs to be higher or add an air gap. 

 

�  
 
�  

 
�  

 
�  

 
B. 

 
Food Waste Disposer 
Comments:  Works as designed 

 
 
�  

 
�  

 
�  

 
�  

 
C. 

 
Range Hood 
Comments:  Where vent goes thru wall the gap needs to be closed. 

 

�  
 
�  

 
�  

 
�  

 
D. 

 
Range/Ovens/Cook tops 
Comments: Functions as designed. 
Set oven for 350° and tested temp with infer-red thermometer.  It read 355°  

 

�  
 
�  

 
�  

 
�  

 
E. 

 
Microwave Cooking Equipment  
Comments: Works as intended. 

 

�  
 
�  

 
�  

 
�  

 
F. 

 
Trash Compactor 
Comments 

 

�  
 
�  

 
�  

 
�  

 
G. 

 
Bathroom Exhaust Fans and/or Heaters 
Comments: 
Gas heater has no handle and I could not check to see if gas was shut off.  Unit should be 
disconnected. 

 

�  
 
�  

 
�  

 
�  

 
H. 

 
Whole House Vacuum Systems 
Comments 

 

�  
 
�  

 
�  

 
�  

 
I. 

 
Garage Door Operators 
Comments:  Functions as designed 

 

�  
 
�  

 
�  

 
�  

 
J. 

 
Door Bell and Chimes 
Comments: functions as designed 

 

�  
 
�  

 
�  

 
�  

 
K. 

 
Dryer Vents 
Comments   

 
�  

 
�  

 
�  

 
�  

 
L. 

 
Other Built-in Appliances 
Comments: Tested temperature in freezer which read -4° and refrigerator which read 28° 
   . 
RECOMMENDATIONS: 

 



 Report Identification: 1234 Some Street.   
 I=Inspected             NI=Not Inspected       NP=Not Present        R=Not Functioning or in need of repair     

I      NI     NP      R                                              Inspection Item 

 

13 

 
 

 
 
 

 
 

 
 

 
VI. 

 
OPTIONAL SYSTEMS  

 
�  

 
�  

 
�  

 
�  

 
A. 

 
Lawn Sprinklers  
Comments:   

�  
 
�  

 
�  

 
�  

 
B. 

 
Swimming Pools and Equipment 
Comments  
   

�  
 
�  

 
�  

 
�  

 
C. 

 
Out Buildings 
Comments  

�  
 
�  

 
�  

 
�  

 
D. 

 
Outdoor Cooking Equipment   
Comments  

�  
 
�  

 
�  

 
�  

 
E. 

 
Gas Lines  
No known leaks found.  

�  
 
�  

 
�  

 
�  

 
F. 

 
Water Wells (A cloiform analysis is recommended.) 

 
�  

 
�  

 
�  

 
�  

 
G. 

 
Septic Systems 

 
�  

 
�  

 
�  

 
�  

 
H. 

 
Security Systems 

 
�  

 
�  

 
�  

 
�  

 
I. 

 
Fire Protection Equipment   
Comments. Tested all fire alarms and all worked.  Two were located in the central hall and 
should be located in the bedroom itself.  They are required in each bedroom and in the 
hallway.   
RECOMMENDATIONS :  Move smoke alarms to bedrooms and leave one in hallway. 

 
 

E N D    O F    R E P O R T 
 
 
          Date of Report   
 

                                                                                                                                                      Oct. 5, 2005 

 
          Stephen D. Pruetz  


