














 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
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. 

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-1      (10/2008) 

 

Prepared For: Michael Wachs
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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 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 

 

213 E. 23rd St, Houston  77008

Weather Conditions: Clear / 92 degrees
House Faces: SOUTH
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Inspection No. 52288-7253Date: 03-Sep-2013

Visual Property Inspection

213 E. 23rd St
Houston 77008

Prepared for :

Michael Wachs
Houston

Inspected by :

Terrence Foster
19811 Black Cherry Bend Ct

Cypress, Texas 77433
Phone: (713) 725-6342 Fax: (281) 304-8854 Email: terry.foster@pillartopost.com
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMS

Comments:
Type of Foundation(s): Pier and Beam

A. Foundations

Foundation is a pier and beam type foundation.  The greater Houston area has expansive
type soil conditions, dry and sometimes wet weather conditions. These conditions will
cause movement of the foundation which will cause cracks in the walls, ceilings, floors and
brick exterior walls. Cracks will occur in these areas of the house sometime during the life
of the house because of soil and weather conditions. Cracks that appear will need to be
filled in and monitored and foundation evaluation may be required. When supported by
active or expansive soils, this type of foundation will frequently deflect enough to result in
cosmetic damage (usually sheetrock, floor tile and ceiling cracking) and possibly some
minor functional problems such as sticking doors. Any owner of a building founded on a
pier and beam foundation should be prepared to accept a degree of cosmetic distress and
minor functional problems due to foundation movement.

Has has unlevel areas in many places, especially on the north side, many of the
piers under the house are leaning over, some are not touching the beams to support
them, some do not appear to have footings under them to reduce the chance of the
piers sinking in the ground and some of the footings seen around the exterior areas
of the house are missing support under them and some just have a small brick size
block under them, which is not proper, foundation needs to be evaluated further by
a qualified foundation contractor and repaired as needed.
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMS

 - Comments:B. Grading and Drainage

There appears to be poor grading around the house and back yard that needs
evaluation by a qualified contractor to allow for proper water drainage. Poor
grading/drainage around the foundation exterior can cause potential issues with the
foundation and water intrusion into the house if not corrected promptly.   There is a
sump pump under the house with trenches under the house leading to it, appears to
be for helping with water flowing under the house, the sump pump is covered in
mud and may not function, needs evaluation and should improve drainage around
the house so as to not have to utilize the pump anyways.

Comments:
Viewed From: Roof Top
Type(s) of Roof Covering: Ashphalt

C. Roof Covering and Materials
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Attic ventilation is ridge vents and gable vents.   Insulation prevents visual inspection of
pipes, wires, fixtures and structural components underneath.

213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMS

Composition roof shingles, appears to be one layer, appears to be at middle to end of its
typical life expectancy and possibly has had some previous storm damage to some degree
because of some loose and missing gravel on the shingles surface. Typical life expectancy
of shingles is 10-15 years.

Need to clean tree debris off of the roof.   Gutters need to be cleaned out to reduce
water damage issues from occurring from full gutters.  Roof jacks for plumbing
pipes need to be properly flashed to reduce chance of water leaking into the house.
Roof shows signs of water leaks with water damage to the roof decking in many
areas, no leaks were observed at this time, roof shows signs of some wear from
storms with some missing gravel on the surface, roof should be evaluated further by
a qualified roof contractor.

Comments:
Approximate Average Thickness  of Vertical Insulation: Not Visible
Approximate Average Depth of Insulation: 6 - 8 in
Viewed From: Attic

D. Roof Structure & Attic

Need to install more insulation in the attic to reduce energy costs and provide added
comfort. Average attic insulation in new homes is appx. 12 inches or more of
loose/batt insulation.  Missing struts and purlins in many areas, vertical braces that
were added improperly for support where they were nailed to the side of the rafter
instead of being underneath the rafter, missing vertocal braces for the ridge beam,
roof has at least one low area in the surface on the east side that appears to be from
attic framing support issues, strut  type members are also not at a proper angle to
the floor, should not be greater than 45 degrees and they are about 90 degrees,  attic
framing needs to be evaluated further by a qualified contractor and repaired as
needed.    The rafter boards are wider than the ridge board which could possibly
cause the rafters to separate from the ridge board from hinge action, should be
evaluated and repaired as needed by a qualified contractor.  Split rafter near the
ridge near the attic door, needs repair.  Spliced rafter on the east side of the attic
near the carport area that needs repair, missing support at splice.
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMSAttic ventilation is ridge vents and gable vents.   Insulation prevents visual inspection of
pipes, wires, fixtures and structural components underneath.

 - Comments:E. Walls (Interior & Exterior)

Exterior walls are wood type siding. Interior walls appear to have been repainted recently.
Homes can sometimes have moisture issues or insect damage issues in the interior walls
which cannot be detected or visibly seen, the ability to detect the presence of mold issues
is beyond the scope of this inspection. If you have concerns about the possibility of mold in
the house, you may want to consult a qualified mold inspector before close of escrow. This
inspector is not qualified to detect the presence of Chinese Drywall. Accordingly the issue
of Chinese Drywall (and its potential problems) is beyond the scope of the inspection
report.

Exterior walls have water damage on most sides that needs repair.
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMS

 - Comments:F. Ceilings and Floors

Ceilings appear to have been re-painted in the recent past and appear to be sheet rock.
Floors are carpet, wood and tile.

Floors are unlevel in the house, especially in the kitchen and north bedroom area,
floors bounce some when walking over them, appears to be support issues under
the house with the framing, should be evaluated for repair.    The underside of the
flooring is not insulated, this is common for older homes, should be insulated for
efficiency reasons.

 - Comments:G. Doors  (Interior & Exterior)

The front door and rear patio door have dead bolt locks that can only be opened
with a key, need to change locks for emergency exit reasons.  Doors into the
bedrooms do not latch.  The rear patio door does not stay closed, the door into the
kitchen pantry does not stay open, both swing the same way, need repair.
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMS

Open/close/latched doors. Tested locks

 - Comments:H. Windows

Open/close/locked all accessible windows.

Window screens are missing.  Need to caulk and seal around the exterior windows
to reduce possibility of water leaking in.  Not able to open any of the windows
except several of them in the south part of the south bedroom, need to repair
windows to be able to open.    Loose window spring on the east window frame in the
south bedroom, needs repair.

 - Comments:I. Stairways  (Interior & Exterior)

 - Comments:J. Fireplace/Chimney

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

Rear patio deck has some water damaged boards on the floors, steps and the roof
for the rear patio has water damage to it in many areas, these issues need to be
evaluated and repaired as needed by a qualified contractor.    Carport has water
damage to it, needs repair.

 - Comments:L. Other

Attic appears to have had a rodent issue because of some hole in the insulation and
traps in the attic, should have further evaluation by a pest control contractor and
seal the exterior areas of the house.
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMS

II. ELECTRICAL SYSTEMS

 - Comments:A. Service Entrance and Panels

Main service wire is copper. Main breaker appears to be 70 amps, main panel rating is 125
amps. Panel is located on the exterior northwest corner of the house.

Some of the insulation covers on the main mast wires near the service head are
damaged, needs repair.  The main service wire does not appear to be anchored to
the house properly with the ceramic insulated eye, which is partially screwed into
one of the boards on the side of the roof framing, needs repair.  Panel does not have
proper clearance on the left side of it for safety reasons when servicing it, needs
further evaluation and repair as needed by a qualified contractor.  Panel is not
completely labeled, needs to be labeled on the breakers.  There are several breakers
in the panel that have white wires connected to them, white wires are for neutrals
and not for hot, when white wires are used to breakers, they must be labeled,
marked to identify that they are being used for hot wires, needs repair.  The AFCI
(arc fault circuit interrupters) per current requirements, are meant to turn off all
lighting and outlet circuits in the house other than major appliances and GFCI
protected circuits, this was not required at the time that this house was built.  AFCI
breakers should be protecting all required circuits.  The house is supplied with a 70
amp breaker which is too small of a breaker per more recent standards, 100 amp is
supposed to be the minimum, panel needs to be evaluated by a qualified electrical
contractor and repaired as needed.  Unable to locate the main ground wire to a
ground rod on the exterior of the house, needs further evaluation by a qualified
electrical contractor.  The breaker for the A/C appears to be 20 amps, there are two
of them for the A/C and both breakers should be connected with a trip tie, it is
missing, needs repair.
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There was some knob and tube wiring observed in the attic, this is obsolete and
should be completely removed, not able to tell if it was still live and being used
electrically, needs to be evaluated further by a qualified electrical contractor and
repaired as needed.  Exposed wiring at the carport for the light, wire needs to be in
conduit for safety reasons to protect wire, needs repair.  There is no GFCI protection
in the garage, outside, kitchen to the right of the sink or bathroom, needs to be
installed, this is a current requirement.  Current requirements are for all wall outlets
to be child proof type for safety reasons, this was not required at time when this
home was built, recommend evaluation to change/protect outlets.  House does not
have enough wall outlets in it  per current requirements in the rooms, some rooms
do not have them, should not be more than 12 feet apart, should be repaired.  Loose
wall outlet on the east wall of the south bedroom and to the right of the kitchen sink,
needs repair.  Most of the house has open grounded outlets, this is common with
older homes but it is recommended to have them repaired for safety reasons, have a
qualified electrical contractor evaluate.  The exterior A/C unit should have a service
disconnect on the exterior wall near the system for servicing it, there is none, needs
to be installed by a qualified electrical contractor, this is a current requirement.  The
hot water tank should have a service disconnect near the tank for servicing it, there
is none, needs to be installed by a qualified electrical contractor, this is a current
requirement.  Dishwasher appears to be missing a disconnect switch or plug under
the sink to turn off power to it in the kitchen area, this is a current requirement for
safety, repair as needed.    Current requirements call for smoke alarms to be
installed in each bedroom and outside halls of bedrooms and for the smoke alarms
to be hard wired also, needs repair.  There should be a ground/bond connection on
the gas meter pipe area outside, did not appear to have one, this is a current
requirement, should be evaluated and repaired as needed by a qualified contractor.
Bare wires sticking out on the rear patio from a pipe that need to be properly
secured, protected.  The maximum rated breaker size for the A/C system is 30 amps
and the minimum was 25 amps, the actual breaker in the main panel is 20 amps,
breaker appears to be too small, breaker and wiring appears to be showing some
overheating on it when inspection with a FLIR IR camera, needs further evaluation
by a qualified contractor and repaired as needed.

213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

II. ELECTRICAL SYSTEMS

Comments:
Type of Wiring Copper

B. Branch Circuits, Connected Devices and Fixtures
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

II. ELECTRICAL SYSTEMS

Branch circuits are copper. Tested for GFCI in required areas, outside, garage, kitchen and
bathrooms.   1 smoke alarm.  Smoke alarms need to be tested at least once a year and
batteries changed.  Should install carbon monoxide detectors where needed.

There was some knob and tube wiring observed in the attic, this is obsolete and
should be completely removed, not able to tell if it was still live and being used
electrically, needs to be evaluated further by a qualified electrical contractor and
repaired as needed.  Exposed wiring at the carport for the light, wire needs to be in
conduit for safety reasons to protect wire, needs repair.  There is no GFCI protection
in the garage, outside, kitchen to the right of the sink or bathroom, needs to be
installed, this is a current requirement.  Current requirements are for all wall outlets
to be child proof type for safety reasons, this was not required at time when this
home was built, recommend evaluation to change/protect outlets.  House does not
have enough wall outlets in it  per current requirements in the rooms, some rooms
do not have them, should not be more than 12 feet apart, should be repaired.  Loose
wall outlet on the east wall of the south bedroom and to the right of the kitchen sink,
needs repair.  Most of the house has open grounded outlets, this is common with
older homes but it is recommended to have them repaired for safety reasons, have a
qualified electrical contractor evaluate.  The exterior A/C unit should have a service
disconnect on the exterior wall near the system for servicing it, there is none, needs
to be installed by a qualified electrical contractor, this is a current requirement.  The
hot water tank should have a service disconnect near the tank for servicing it, there
is none, needs to be installed by a qualified electrical contractor, this is a current
requirement.  Dishwasher appears to be missing a disconnect switch or plug under
the sink to turn off power to it in the kitchen area, this is a current requirement for
safety, repair as needed.    Current requirements call for smoke alarms to be
installed in each bedroom and outside halls of bedrooms and for the smoke alarms
to be hard wired also, needs repair.  There should be a ground/bond connection on
the gas meter pipe area outside, did not appear to have one, this is a current
requirement, should be evaluated and repaired as needed by a qualified contractor.
Bare wires sticking out on the rear patio from a pipe that need to be properly
secured, protected.  The maximum rated breaker size for the A/C system is 30 amps
and the minimum was 25 amps, the actual breaker in the main panel is 20 amps,
breaker appears to be too small, breaker and wiring appears to be showing some
overheating on it when inspection with a FLIR IR camera, needs further evaluation
by a qualified contractor and repaired as needed.
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

II. ELECTRICAL SYSTEMS
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

III. HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS

Comments:
Energy Source: Natural Gas
Type of System: Forced Air

A. Heating Equipment

Supply was 121 degrees. Return was 81 degrees. (Differential was 40 degrees). Normal
differential is 35-55 degrees.    No carbon monoxide was detected at this time. Unit should
be cleaned and serviced on a yearly basis.   Heating system appears to be old, 1989, gas
furnace system have an average life of 10-25 years, budget for repairs and replacement,
unit was not taken apart to inspect the heat exchanger, recommend further evaluation by a
qualified HVAC contractor for any age related issues.

Burner flames appear to have too much yellow/orange color to them, should be
blue, system needs evaluation and repair as needed by a qualified HVAC contractor.
Burner chamber has rust and corrosion in it, burners and heat exchanger should be
inspected further by a qualified HVAC contractor for possible damage issues.

Comments:
Type of System: Forced Air

B. Cooling  Equipment

Supply was 63 degrees. Return was 77 degrees. (Differential was 14 degrees). Normal
differential is 15-20 degrees. Unit should be evaluated on a yearly basis by a qualified
HVAC contractor. The drain pipe for the secondary drip pan under the attic unit and
primary drain line from the attic unit were not tested for flow or leaks, this is beyond scope
of inspection.  Window unit in the garage was not tested.

A/C systems appear to be old, 1989, average life is 10-15 years, recommend further
evaluation by a qualified HVAC contractor and budget for repairs and replacement
and coils evaluated for possible damage.  The exterior unit is dirty on the fins, need
to be properly cleaned to reduce chance of corrosion and improve performance.
The exterior compressor unit is not level, need to re-level unit to reduce chance of
damage to the unit.  The primary drain line drains out onto the ground outside,
should drain into a interior plumbing drain, this is a current requirement, needs
repair.  Differential appears to be low, system needs to be evaluated by a qualified
HVAC contractor.

 - Comments:C. Duct System, Chases, and Vents

No loose or damaged ducts observed. Ducts appear to be performing their intended
function at this time.
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213 E. 23rd St,  Houston 77008

trec #5182

Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present

I NI NP D

Date: 03-Sep-2013

 IV. PLUMBING SYSTEM

Comments:
Static water pressure reading: 45 psi
Location of main water supply valve: None
Location of water meter: South yard

A. Water Supply System and Fixtures

Main supply pipes appear to be galvanized and copper. Galvanized pipes noted. Pipes will
probably need to be replaced as needed in the future due to deposit build up and corrosion
in the pipes that will cause leaks and water pressure issues. Need to be monitored for
possible leaks that may not be visible during the inspection because of pipes being
covered up in most areas, because of this, it is recommended to have the pipes checked
more thoroughly by a qualified plumber.

Need to install anti-siphon devices (back flow preventer) on all of the exterior water
faucets.  Stopper did not hold water for the  bathtub.  Missing main water shut off on
the house, needs repair.

 - Comments:B. Drains, Wastes, and Vents

Drain pipes are PVC where visible.

Slow drain on the bathtub, needs to be evaluated further.  Improper slope on the
kitchen sink drain, slopes up to the wall instead of down, needs repair.    Could not
locate the main drain clean out on the exterior of the house in the yard, needs
further evaluation, install if there is not one.  Because the house appears to have
built before 1978, it is recommended to have the plumbing drain pipes under the
slab and yard evaluated further by a qualified plumbing contractor for potential age
related issues related to damaged, deteriorated or broken pipes. Some homes of
this age will have cast iron type drain pipes.  Should have evaluation of the bath and
the kitchen because they bot show water damage issues to the flooring under them
from water leak, no leaks were observed at this time, repair as needed.
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Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present
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Date: 03-Sep-2013

 IV. PLUMBING SYSTEM

Comments:
Capacity: 40 gallon
Energy Source: Electric

C. Water Heating Equipment

Tank appears to be performing its intended function at this time. The temperature and
relief drain valve was not tested due to possibility that the valve will stick open causing
water to leak out, recommend evaluation of valve. Valve should be tested at least several
times a year and sometimes need to be replaced after several years.

The temperature and relief drain valve drain pipe is missing, needs repair, needs to
be installed.

 - Comments:D. Hydro Massage Therapy Equipment
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213 E. 23rd St,  Houston 77008
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Terrence Foster

I=Inspected NI=Not Inspected D=DeficiencyNP=Not Present
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Date: 03-Sep-2013

V. APPLIANCES

 - Comments:A. Dishwasher

Dishwasher was operated on normal cycle. Appears to perform its intended function at this
time.

 - Comments:B. Food Waste Disposer

Waste disposer appears to perform its intended function at this time.

 - Comments:C. Range Exhaust Vent

1 speed fan and light, vents inside the house.

 - Comments:D. Ranges, Cooktops, and Ovens

Gas range and oven. Tested 4 burners on low, medium and high. Set oven at 350
degrees, actual was 370 degrees.  Normal difference for oven is 25 degrees.

Need to install a anti-tip bracket to reduce chance of the oven tipping forward
causing injury from spilling hot liquids.

 - Comments:E. Microwave Oven

 - Comments:F. Trash Compactor

 - Comments:G. Mechanical Exhaust Vents and Bathroom Heaters

Do not vent exhaust into attic - discharge to outside through an approved vent.

 - Comments:H. Garage Door Operator(s)

 - Comments:I. Doorbell and Chimes

 - Comments:J. Dryer Vents

Was not tested, appears to have been installed properly.

VI. OPTIONAL SYSTEMS

 - Comments:A. Lawn and Garden Sprinkler Systems

Comments:
Type of Construction:

B. Swimming Pools, Spas, Hot Tubs, and Equipment
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Date: 03-Sep-2013

VI. OPTIONAL SYSTEMS

 - Comments:C. Outbuildings

Detached garage has stud support issues where they are spliced but not supporting
properly, damage to some of the bottom plates on the walls, water damage inside
and outside the garage, peeling paint in many areas, appears to have insect damage
issues, high soil around the garage and wood to ground contact, water damage to
the roof decking, support issues throughout the garage and damage, uneven areas
to the roof shingles, garage has cracks in the foundation also.  Garage needs to be
evaluated by a qualified contractor and repaired as needed for all these issues.

Comments:
Energy Source: NA

D. Outdoor Cooking Equipment

 - Comments:E. Gas Supply Systems
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Date: 03-Sep-2013

VI. OPTIONAL SYSTEMS

Gas lines are galvanized with flex lines.  Appears to perform its intended function at this
time.

Gas line at the shut valve area for the furnace should have a sediment trap, drip leg,
it is missing, needs to be installed, this is a current requirement.  Gas pipe is
supposed to be protected where it goes in the dirt for corrosion purposes, did not
appear to be protected, needs evaluation.

Comments:
Type of Storage Equipment:
Type of Pump:

F. Private Water Wells (A coliform analysis is recommended.)

Comments:
Location of Drain Field:
Type of System:

G. Private Sewage Disposal (Septic) Systems

 - Comments:H. Whole House Vacuum Systems

 - Comments:I. Other Built-in Appliances
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Terrence Foster

Date: 03-Sep-2013

General Comments about this
Inspection

General Comments

The Texas Real Estate Commission has established a REAL ESTATE RECOVERY TRUST ACCOUNT to
reimburse aggrieved persons who suffer actual damages from an inspector's act in violation of Subchapter
G. The inspector must have held a license at the time the act was committed. The contact information for
the commission is: Texas Real Estate Commission, Post Office Box 12188 Austin, Texas 78711-2188 1101
Camino La Costa Austin, Texas. Telephone: (512) 465-3900 Information on how to file a complaint can be
found on the Commission's website
at:http://www.trec.state.tx.us/complaintsconsumer/Complaint_instructions.asp

Limitations

Lead Paint - It has been determined that this home was built before 1978 and therefore stands a high risk
of having lead based paint present. Not only is lead not good for your health, under the EPA ruling 40 CFR
Part 745 effective April 22, 2010, any renovation, remodeling or painting not performed by yourself must be
done by a certified contractor following the lead-safe practices and this could lead to higher prices than
similar contracts performed on homes that do not have lead based paint present. It is recommended that a
preliminary screening for lead based paint be conducted to determine the likelihood of the presence of lead
before closing if this is a concern for you.

Occupied Home – The home is occupied by seller/tenant with their personal belongings and furniture which
may limit some areas to inspect.

Circuit Sizing - The Inspector is required to address the compatibility of conductors and overcurrent
devices. In some instances, general trade procedures include over-sizing overcurrent devices to guard
against nuisance (e.g. air conditioning units, dryers). The Inspector is not required to evaluate such general
trade procedures, but to inform you of incompatibility.

Standard and Mid - Efficiency Furnace - Only a limited section of the heat exchanger could be viewed with
a light and mirror. Dismantling the furnace to thoroughly inspect the heat exchanger is beyond the scope of
this inspection. You are advised to obtain the services of a qualified gas fitter/technician to perform a
complete inspection of your furnace prior to the start of the heating season.

Vintage Homes - (homes built prior to 1950) - Character homes have inherent defects because they were
built without the benefit of the standardized Building Codes. You must keep in mind that the defects noted
throughout this report are typical of such dwellings because of normal wear and tear throughout the years.
Often, maintenance repairs are ongoing and done based on your budget. If you tried to repair or improve all
at once, costs could become high to the point where it is not practical or affordable to you at this time.
Repairs or improvements which you would like to repair in the immediate future or have been advised to do,
should be quoted prior to purchase by qualified contractors for costs and methods of repair.

Supplementary Comments
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This summary is not the entire report.  The complete report may include additional information of concern to the
client.  It is recommended that the client read the entire report.

Terrence Foster

trec #5182

213 E. 23rd St,  Houston 77008

Report Summary

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMS1.0

A. Foundations

Has has unlevel areas in many places, especially on the north side, many of the piers under the house
are leaning over, some are not touching the beams to support them, some do not appear to have
footings under them to reduce the chance of the piers sinking in the ground and some of the footings
seen around the exterior areas of the house are missing support under them and some just have a small
brick size block under them, which is not proper, foundation needs to be evaluated further by a qualified
foundation contractor and repaired as needed.

B. Grading and Drainage 

There appears to be poor grading around the house and back yard that needs evaluation by a qualified
contractor to allow for proper water drainage. Poor grading/drainage around the foundation exterior can
cause potential issues with the foundation and water intrusion into the house if not corrected promptly.
There is a sump pump under the house with trenches under the house leading to it, appears to be for
helping with water flowing under the house, the sump pump is covered in mud and may not function,
needs evaluation and should improve drainage around the house so as to not have to utilize the pump
anyways.

C. Roof Covering and Materials

Need to clean tree debris off of the roof.   Gutters need to be cleaned out to reduce water damage issues
from occurring from full gutters.  Roof jacks for plumbing pipes need to be properly flashed to reduce
chance of water leaking into the house.  Roof shows signs of water leaks with water damage to the roof
decking in many areas, no leaks were observed at this time, roof shows signs of some wear from storms
with some missing gravel on the surface, roof should be evaluated further by a qualified roof contractor.

D. Roof Structure & Attic

Need to install more insulation in the attic to reduce energy costs and provide added comfort. Average
attic insulation in new homes is appx. 12 inches or more of loose/batt insulation.  Missing struts and
purlins in many areas, vertical braces that were added improperly for support where they were nailed to
the side of the rafter instead of being underneath the rafter, missing vertocal braces for the ridge beam,
roof has at least one low area in the surface on the east side that appears to be from attic framing
support issues, strut  type members are also not at a proper angle to the floor, should not be greater than
45 degrees and they are about 90 degrees,  attic framing needs to be evaluated further by a qualified
contractor and repaired as needed.    The rafter boards are wider than the ridge board which could
possibly cause the rafters to separate from the ridge board from hinge action, should be evaluated and
repaired as needed by a qualified contractor.  Split rafter near the ridge near the attic door, needs repair.
Spliced rafter on the east side of the attic near the carport area that needs repair, missing support at
splice.

E. Walls (Interior & Exterior)

Exterior walls have water damage on most sides that needs repair.

F. Ceilings and Floors
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Terrence Foster

trec #5182

213 E. 23rd St,  Houston 77008

Report Summary

Date: 03-Sep-2013

I. STRUCTURAL SYSTEMS1.0
Floors are unlevel in the house, especially in the kitchen and north bedroom area, floors bounce some
when walking over them, appears to be support issues under the house with the framing, should be
evaluated for repair.    The underside of the flooring is not insulated, this is common for older homes,
should be insulated for efficiency reasons.

G. Doors  (Interior & Exterior)

The front door and rear patio door have dead bolt locks that can only be opened with a key, need to
change locks for emergency exit reasons.  Doors into the bedrooms do not latch.  The rear patio door
does not stay closed, the door into the kitchen pantry does not stay open, both swing the same way,
need repair.

H. Windows

Window screens are missing.  Need to caulk and seal around the exterior windows to reduce possibility
of water leaking in.  Not able to open any of the windows except several of them in the south part of the
south bedroom, need to repair windows to be able to open.    Loose window spring on the east window
frame in the south bedroom, needs repair.

K. Porches, Balconies, Decks, and Carports

Rear patio deck has some water damaged boards on the floors, steps and the roof for the rear patio has
water damage to it in many areas, these issues need to be evaluated and repaired as needed by a
qualified contractor.    Carport has water damage to it, needs repair.

L. Other

Attic appears to have had a rodent issue because of some hole in the insulation and traps in the attic,
should have further evaluation by a pest control contractor and seal the exterior areas of the house.
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Report Summary

Date: 03-Sep-2013

II. ELECTRICAL SYSTEMS2.0

A. Service Entrance and Panels

Some of the insulation covers on the main mast wires near the service head are damaged, needs repair.
The main service wire does not appear to be anchored to the house properly with the ceramic insulated
eye, which is partially screwed into one of the boards on the side of the roof framing, needs repair.  Panel
does not have proper clearance on the left side of it for safety reasons when servicing it, needs further
evaluation and repair as needed by a qualified contractor.  Panel is not completely labeled, needs to be
labeled on the breakers.  There are several breakers in the panel that have white wires connected to
them, white wires are for neutrals and not for hot, when white wires are used to breakers, they must be
labeled, marked to identify that they are being used for hot wires, needs repair.  The AFCI (arc fault
circuit interrupters) per current requirements, are meant to turn off all lighting and outlet circuits in the
house other than major appliances and GFCI protected circuits, this was not required at the time that this
house was built.  AFCI breakers should be protecting all required circuits.  The house is supplied with a
70 amp breaker which is too small of a breaker per more recent standards, 100 amp is supposed to be
the minimum, panel needs to be evaluated by a qualified electrical contractor and repaired as needed.
Unable to locate the main ground wire to a ground rod on the exterior of the house, needs further
evaluation by a qualified electrical contractor.  The breaker for the A/C appears to be 20 amps, there are
two of them for the A/C and both breakers should be connected with a trip tie, it is missing, needs repair.

B. Branch Circuits, Connected Devices and Fixtures

There was some knob and tube wiring observed in the attic, this is obsolete and should be completely
removed, not able to tell if it was still live and being used electrically, needs to be evaluated further by a
qualified electrical contractor and repaired as needed.  Exposed wiring at the carport for the light, wire
needs to be in conduit for safety reasons to protect wire, needs repair.  There is no GFCI protection in the
garage, outside, kitchen to the right of the sink or bathroom, needs to be installed, this is a current
requirement.  Current requirements are for all wall outlets to be child proof type for safety reasons, this
was not required at time when this home was built, recommend evaluation to change/protect outlets.
House does not have enough wall outlets in it  per current requirements in the rooms, some rooms do not
have them, should not be more than 12 feet apart, should be repaired.  Loose wall outlet on the east wall
of the south bedroom and to the right of the kitchen sink, needs repair.  Most of the house has open
grounded outlets, this is common with older homes but it is recommended to have them repaired for
safety reasons, have a qualified electrical contractor evaluate.  The exterior A/C unit should have a
service disconnect on the exterior wall near the system for servicing it, there is none, needs to be
installed by a qualified electrical contractor, this is a current requirement.  The hot water tank should have
a service disconnect near the tank for servicing it, there is none, needs to be installed by a qualified
electrical contractor, this is a current requirement.  Dishwasher appears to be missing a disconnect
switch or plug under the sink to turn off power to it in the kitchen area, this is a current requirement for
safety, repair as needed.    Current requirements call for smoke alarms to be installed in each bedroom
and outside halls of bedrooms and for the smoke alarms to be hard wired also, needs repair.  There
should be a ground/bond connection on the gas meter pipe area outside, did not appear to have one, this
is a current requirement, should be evaluated and repaired as needed by a qualified contractor.    Bare
wires sticking out on the rear patio from a pipe that need to be properly secured, protected.  The
maximum rated breaker size for the A/C system is 30 amps and the minimum was 25 amps, the actual
breaker in the main panel is 20 amps, breaker appears to be too small, breaker and wiring appears to be
showing some overheating on it when inspection with a FLIR IR camera, needs further evaluation by a
qualified contractor and repaired as needed.
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III. HEATING, VENTILATION AND AIR CONDITIONING SYSTEMS3.0

A. Heating Equipment

Burner flames appear to have too much yellow/orange color to them, should be blue, system needs
evaluation and repair as needed by a qualified HVAC contractor.  Burner chamber has rust and corrosion
in it, burners and heat exchanger should be inspected further by a qualified HVAC contractor for possible
damage issues.

B. Cooling  Equipment

A/C systems appear to be old, 1989, average life is 10-15 years, recommend further evaluation by a
qualified HVAC contractor and budget for repairs and replacement and coils evaluated for possible
damage.  The exterior unit is dirty on the fins, need to be properly cleaned to reduce chance of corrosion
and improve performance.  The exterior compressor unit is not level, need to re-level unit to reduce
chance of damage to the unit.  The primary drain line drains out onto the ground outside, should drain
into a interior plumbing drain, this is a current requirement, needs repair.  Differential appears to be low,
system needs to be evaluated by a qualified HVAC contractor.

 IV. PLUMBING SYSTEM4.0

A. Water Supply System and Fixtures

Need to install anti-siphon devices (back flow preventer) on all of the exterior water faucets.  Stopper did
not hold water for the  bathtub.  Missing main water shut off on the house, needs repair.

B. Drains, Wastes, and Vents

Slow drain on the bathtub, needs to be evaluated further.  Improper slope on the kitchen sink drain,
slopes up to the wall instead of down, needs repair.    Could not locate the main drain clean out on the
exterior of the house in the yard, needs further evaluation, install if there is not one.  Because the house
appears to have built before 1978, it is recommended to have the plumbing drain pipes under the slab
and yard evaluated further by a qualified plumbing contractor for potential age related issues related to
damaged, deteriorated or broken pipes. Some homes of this age will have cast iron type drain pipes.
Should have evaluation of the bath and the kitchen because they bot show water damage issues to the
flooring under them from water leak, no leaks were observed at this time, repair as needed.

C. Water Heating Equipment

The temperature and relief drain valve drain pipe is missing, needs repair, needs to be installed.

V. APPLIANCES5.0

D. Ranges, Cooktops, and Ovens

Need to install a anti-tip bracket to reduce chance of the oven tipping forward causing injury from spilling
hot liquids.

G. Mechanical Exhaust Vents and Bathroom Heaters
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V. APPLIANCES5.0
Do not vent exhaust into attic - discharge to outside through an approved vent.

VI. OPTIONAL SYSTEMS6.0

C. Outbuildings

Detached garage has stud support issues where they are spliced but not supporting properly, damage to
some of the bottom plates on the walls, water damage inside and outside the garage, peeling paint in
many areas, appears to have insect damage issues, high soil around the garage and wood to ground
contact, water damage to the roof decking, support issues throughout the garage and damage, uneven
areas to the roof shingles, garage has cracks in the foundation also.  Garage needs to be evaluated by a
qualified contractor and repaired as needed for all these issues.

E. Gas Supply Systems

Gas line at the shut valve area for the furnace should have a sediment trap, drip leg, it is missing, needs
to be installed, this is a current requirement.  Gas pipe is supposed to be protected where it goes in the
dirt for corrosion purposes, did not appear to be protected, needs evaluation.

Page 25 of 25 52288-7253










	disclosure
	surveysolo
	Wachs Home Inspection_7253
	Michael Wachs - Clearance Documents



