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Tuesday, May 10, 2022
JOHN & JANE DOE
10000 Star Dr
Somewhere, Texas 79777

Dear JOHN & JANE DOE,

Enclosed is the report for the property inspection conducted for you on Tuesday, May 10, 2022 at:

10000 Star Dr
Somewhere, Texas 79777

The report is designed to be clear, easy to understand, and helpful. Please take the time to review it
carefully. If there is anything you would like me to explain, or if there is other information you would like,
please feel freeto call. | would be happy to answer any questions you may have.

Throughout the report, you'll find special symbols at the front of certain comments. Below are the symbols and their
meanings.

waan = Potentially hazardous issue that should be addressed.

UPG

Upgrade recommended.

Thank you for the opportunity to be of serviceto you.

Sincerely,

Inspector, Jeremy Brim
Brillo Home Inspections LLC
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Jeremy Brim
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www.brill ctions.com

jeremy.brim nspections.com
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TREC PROPERTY INSPECTION REPORT FORM

TEXAS REAL ESTATE COMMISSION

JOHN & JANE DOE Tuesday, May 10, 2022
Name of Client Date of Inspection

10000 Star Dr Somewhere, Texas 79777

Address of Inspected Property

Jeremy Brim 23308 23308

Name of Inspector TREC License #

PURPOSE OF INSPECTION

A real estate inspection isavisua survey of a structure and a basic performance evaluation of the systems and components of a
building. It provides information regarding the general condition of aresidence at the time the inspection was conducted. It is
important that you carefully read ALL of thisinformation. Ask the inspector to clarify any items or comments that are unclear.

RESPONSIBILITY OF THE INSPECTOR
Thisinspection is governed by the Texas Real Estate Commission on (TREC) Standards of Practice (SOPs), which dictates the
minimum requirements for areal estate inspection.

Theinspector IS required to:

« use this Property Inspection Report form for the inspection;

« inspect only those components and conditions that are present, visible, and accessible at the time of the inspection;

« indicate whether each item was inspected, not inspected, or not present;

« indicate an item as Deficient (D) 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 SOPs; and

« explain the inspector's findings in the corresponding section in the body of the report form.

The inspector ISNOT required to:

¢ identify &l potential hazards;

» turn on decommissioned equipment, systems, utilities, or apply an open flame or light a pilot to operate any appliance;
« climb over obstacles, move furnishings or stored items;

* prioritize or emphasize the importance of one deficiency over another;

« provide follow-up services to verify that proper repairs have been made; or

* inspect system or component listed under the optional section of the SOPs (22 TAC 535.233).

RESPONSIBILITY OF THE CLIENT

While items identified as Deficient (D) in an inspection report DO NOT obligate any party to make repairs or take other actions,
in the event that any further evaluations are needed, it is the responsibility of the client to obtain further evaluations and/or cost
estimates from qualified service professional s regarding any items reported as Deficient (D). It is recommended that any further
evaluations and/or cost estimates take place prior to the expiration of any contractual time limitations, such as option periods.

Please Note: Evaluations performed by service professionasin response to items reported as Deficient (D) on the report may
lead to the discovery of additional deficiencies the at were not present, visible, or accessible at the time of the inspection. Any
repairs made after the date of the inspection may render information contained in this report obsolete or invalid.

REPORT LIMITATIONS
Thisreport is provided for the benefit of the named client and is based on observations made by the named inspector on the date
the inspection was performed (indicated above).

ONLY those items specifically noted as being inspected on the report were inspected.

Thisinspection ISNOT:

» atechnically exhaustive inspection of the structure, its systems, or its components and may not reveal all deficiencies;

* an ingpection to verify compliance with any building codes,

* an ingpection to verify compliance with manufacturer's installation instructions for any system or component and DOES NOT
imply insurability or warrantability of the structure or its components.



NOTICE CONCERNING HAZARDOUS CONDITIONS, DEFICIENCIES, AND CONTRACTUAL AGREEMENTS

Conditions may bepresent in your homethat did not violate building codes or common practicesin effect
when the home was constructed but are consider ed hazar dous by today's standar ds. Such conditions that
werepart of the home prior to the adoption of any current codes prohibiting them may not berequired to be
updated to meet current code requirements. However, if it can be reasonably deter mined that they are present

at the time of the inspection, the potential for injury or property loss from these conditionsis significant
enough to requireinspectorsto report them as Deficient (D). Examples of such hazar dous conditions include:

» malfunctioning, improperly installed, or missing ground fault circuit protection (GFCI) devices and arc-fault
(AFCI) devices,

» ordinary glassin locations where modern construction techniques call for safety glass;

» malfunctioning or lack of fire safety features such as smoke alarms, fire-rated doorsin certain locations, and
functional emergency escape and rescue openings in bedrooms;

» malfunctioning carbon monoxide alarms;

* excessive spacing between balusters on stairways and porches;

* improperly installed appliances;

 improperly installed or defective safety devices;

* lack of electrical bonding and grounding; and

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

Please Note: itemsidentified as Deficient (D) in an inspection report DO NOT obligate any party to make repairs or
take other actions.

The decision to correct a hazard or any deficiency identified in an inspection report is left up to the parties to the
contract for the sale or purchase of the home.

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

INFORMATION INCLUDED UNDER "ADDITIONAL INFORMATION PROVIDED BY INSPECTOR", OR
PROVIDED ASAN ATTACHMENT WITH THE STANDARD FORM, ISNOT REQUIRED BY THE
COMMISSION AND MAY CONTAIN CONTRACTUAL TERMS BETWEEN THE INSPECTOR AND YOQOU, AS
THE CLIENT. THE COMMISSION DOES NOT REGULATE CONTRACTUAL TERMS BETWEEN PARTIES.
IFYOU DO NOT UNDERSTAND THE EFFECT OF ANY CONTRACTUAL TERM CONTAINED IN THIS
SECTION OR ANY ATTACHMENTS, CONSULT AN ATTORNEY.

ADDITIONAL INFORMATION PROVIDED BY INSPECTOR
According to Realtor.com, the home was built in 2017.

The weather was sunny, with highs expected to be 98 degrees, and windy during the inspection.

Photos may be included in your inspection report. There are times when only a picture can fully explain the
condition or if the client is unable to attend the inspection. Photo inclusion is at the discretion of the inspector and in
no way is meant to emphasize or highlight the only conditions that were seen. Full review of the entire inspection
report is recommended.



SCOPE OF INSPECTION

The TREC (Texas Real Estate Commission) standards of practice define the minimum levels of inspection required
for substantially completed residential improvements to real property up to four dwelling units. A rea estate
inspection is a non- technically exhaustive, limited visual survey and basic performance evaluation of the systems
and components of a building using normal controls and does not require the use of specialized equipment or
procedures. The purpose of the inspection is to provide the client with information regarding the general condition of
the residence at the time of inspection. The inspector may provide a higher level of inspection performance than
required by these standards of practice and may inspect components and systems in addition to those described by
the standards of practice.

GENERAL LIMITATIONS

These are the general limitations defined by the Texas Real Estate Commission Standards of Practice section 22
TAC 535.227(d). These rules can be found at www.trec.texas.gov.

ADDITIONAL COMMENTS

The Client, by accepting this Property Inspection Report or relying upon it in any way, expressly agreesto the
SCOPE OF INSPECTION, GENERAL LIMITATIONS and INSPECTION AGREEMENT included in this
inspection report and/or emailed to the client.

Thisinspection report is made for the sole purpose of assisting the purchaser to determine his and/or her own opinion
of feasihility of purchasing the inspected property and does not warrant or guarantee all defectsto be found. If you
have any guestions or are unclear regarding our findings, please call our office prior to the expiration of any time
limitations such as option periods.

This report contains technical information. If you were not present during this inspection, please cal the office to
arrange for a consultation with your inspector. If you choose not to consult with the inspector, this inspection
company cannot be held liable for your understanding or misunderstanding of the reports content.

This report is not intended to be used for determining insurability or warrantability of the structure and may not
conform to the Texas Department of Insurance guidelines for property insurability. It is recommended that you
contact your insurance provider regarding insurability. This report is not to be used by or for any property and/or
home warranty company.

The digital picturesin thisreport are a sample of the damages in place and should not be considered to show al of
the damages and/or deficiencies found. There will be some damage and/or deficiencies not represented with digital
imaging. Also, the items causing the deficiency box to be checked will appear in blue in the comments and will also
appear in the summary page at the end of the report.

This home was occupied at the time of inspection. Due to the fact that items were blocking access to areas, it was not
possible to inspect all areas of the home. Also, some windows may have not been tested for operation and some of
the electrical receptacles may have been inaccessible. Furthermore, some defects may have be hidden behind
furniture or other belongings.

This report has been prepared for the exclusive use of the client named on the first page. Thisinspection report isthe
sole property of Brillo Home Inspections LLC. Brillo Home Inspections LL C grants the client permission to use this
report, including permission to forward the report to others, for the purpose of conducting their real estate
transaction, obtaining estimates, repairs, etc. This report will be distributed to other persons, only at the request of
the client. Thisinspection is not transferable to any other party and Brillo Home Inspections LL C assumes no
liability for any secondary use. Brillo Home Inspections LLC retains all rights to the content of this report.


http://www.trec.texas.gov

|. STRUCTURAL SYSTEMS

O O O A. Foundations
Type of Foundation(s): Slab-on-grade
Comments:
BASIC INFORMATION
Slab material: Poured concrete

FOUNDATION

Dueto theinstallation of finished surfaces, slab foundations are mostly inaccessible;

therefore, other indicators are used to judge foundation performance. There were no
indications of adverse performance of the foundation observed at the time of inspection. In my
opinion, the foundation was performing as intended.

J O O B. Gradingand Drainage
Comments:
GRADING
The grading of the lot appeared to be able to sufficiently drain excess surface water and roof
runoff away from the structure. Low spots and negative grading promote water accumulation
near the building, which can promote movement of the foundation. Regrading any low spots
that may form would help to ensure that surface water flows away from the structure. This can
usually be accomplished by adding additional topsoil. The ground should slope away from the
house at arate of oneinch per foot for at least the first ten feet. The installation of gutters can
also help prevent water from pooling around the foundation. If gutters are present, itis
recommended that the downspouts sufficiently divert water away from the foundation and the
gutter system be kept free of debris.

J O O C. Roof Covering Materials
Types of Roof Covering: Architectural shingles.
Viewed From: FAA 107 UAS License- The roof was inspected by drone and ground level.
Comments:

SURFACE
The surface of the roof was found to be in overall serviceable condition.

OVERALL
Metal flashing has been used to seal the connections and penetrations.

E B D. Roof Structuresand Attics
Viewed From: Garage attic access
Approximate Average Depth of Insulation: 6 - 9 inches
Comments:

COLLARTIES
The visible collar ties were in serviceable condition.

PURLINS
The visible purlins were in serviceable condition.



ATTIC INSULATION
The attic was insulated with spray foam insulation.

MISCELLANEOUS

The attic access pull down at the garage was made of thin material which lacks proper
fire separation to the attic structure. Thisisavery common pull down access for our areg;
however, upgrading to afire rated pull down would help to improve safety in the home.

Dueto limited access to areas in the attic and the risk of damaging the home, the attic was
entered and viewed from the decked areas only. Approximately 50 percent of the total attic
structure was viewabl e due to equipment and ducting blocking access. With the installation of
spray foam insulation, the rafters and decking were also not viewable.

00O E. Walls(Interior and Exterior)
Comments:
INTERIOR WALLS
There was some drywall cracking noted at areas inside the home. Cracking in this material is
common and in most cases considered a cosmetic issue. These can be patched, prepared, and
refinished for a better appearance.

MASONRY WALLS

Some cracking was noted in the exterior brick veneer, within normal tolerances, around the
perimeter. These cracks were less than 1/16th of an inch in width at the time of inspection.
Thistype of cracking istypical in our area, often aresult of shrinkage or normal settling. Itis
recommended to keep any cracking patched/sealed to prevent moisture intrusion, pest
intrusion, and accelerated deterioration. Also, it is recommended to monitor these areas for
any further movement.


https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=D1C655EA-E512-4495-AA75-E207586653DE&imid=B70407B5-7377-4EAF-ABD8-AFADCAB357A0&iid=59f14977-423d-4206-ab8a-4c2a9e5ec3b8&l=Texas

FRAME WORK & TRIM

It isrecommended to seal any trim at the exterior of the home. Thiswill help prevent
premature deterioration at these areas. This can be accomplished by applying a high quality
caulking during regular home maintenance.

L g g
Areas needing sealed around the garage trim

J O O F. Celingand Floors

Comments:
FLOORS: OVERALL
The floors were found to be in overall serviceable condition.

FLOORS
The carpet was stained at areas around the home. This is a cosmetic issue only; however, stain

removal or replacement may be necessary for a better appearance.

CEILING
The ceilings were found to be in overall serviceable condition.

O O G. Doors (Interior and Exterior)
Comments:
DOORS
The exterior doors were found to be performing properly and in overall serviceable condition.


https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=D1C655EA-E512-4495-AA75-E207586653DE&imid=E5F78C69-C875-4CAA-9D39-8C1DB2B54834&iid=59f14977-423d-4206-ab8a-4c2a9e5ec3b8&l=Texas

DOORS

One or more of the doors did not latch properly. Minor adjustments to the hardware or
doors are recommended to restore proper function.

The master bedroom door did not latch The master bathroom toilet room door did
properly not latch properly

The front right bedroom closet door did not
latch properly
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GARAGE DOOR

The larger garage door had some slight damage. This was mainly a cosmetic issue only and
wasn't hindering the proper operation of the door.

—

0 O H. Windows
Comments:
WINDOWS
The windows were found to be in overall serviceable condition. The accessible windows were
operating normally at the time of inspection.

It is recommended to seal around the windows. Thiswill help prevent premature
deterioration, pest intrusion, and help to maintain energy efficiency. This can be accomplished

by applying a high quality sealant. Caution: Any weep holes at the bottom of windows should
never be sealed or covered up.

|

. }
Areas needing re-sealed around some of the
windows

O (J 1. Stairways (Interior and Exterior)
Comments:
Not Inspected & Not Present
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O O O J. Fireplacesand Chimneys
Comments:
FIREPLACE
The fireplace was found to be in serviceable condition with no signs of excessive or unusual
wear. It isrecommended to have a reputable chimney sweep clean the flue periodically if the
fireplace will be used in the wood burning mode. Thiswill help prevent the buildup of
creosote and can help prevent chimney fires.

The inspection does not include the actual operation of fireplaces. Opinions cannot be offered
regarding their performance. The seller may be able to provide more information regarding
the operation and performance.

CHIMNEY
A metal chimney chase cover had been installed and the chimney was found to bein overall
serviceable condition.

(J O O K. Porches, Balconies, Decks, and Carports
Comments:
BALCONY/PORCH
Inspected and found in serviceable condition at the time of inspection.

0O ® @ 0O L. Other

Comments:
Not Inspected & Not Present

II. ELECTRICAL SYSTEMS

E B A. Service Entrance and Panels
Comments:
BASIC INFORMATION
Service entry into building: 120/240 volt service lateral

SERVICE CAPACITY
The service entrance conductors were #4/0 Aluminum providing an ampacity of 200.

SERVICE GROUNDING
The system and equipment grounding appeared to be correct.


https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=D1C655EA-E512-4495-AA75-E207586653DE&imid=8A3E3415-FB4C-4FAA-8934-C0EBD08B1D2C&iid=59f14977-423d-4206-ab8a-4c2a9e5ec3b8&l=Texas

ELECTRIC METER
The electric meter was outside in front of the home at the southwest corner of the property.

05/10/2022 02:45:59 PM

MAIN DISCONNECT

The 200 amp main disconnect was incorporated into the service panel located at the right side
of the home at the garage exterior wall. There was also a 200 amp main breaker at the
distribution panel in the garage.
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CIRCUITRY SUBPANEL

warn - The remote distribution panel located in the garage was bonded at the neutral bus bar and
the bus bar was not isolated. The neutrals at the first means of disconnect (service panel)
should be bonded and the neutrals at distribution panels should be isolated. This can be a
safety issue due to the potential failure of the grounding system. It is recommended to have a
licensed electrical contractor evaluate the panel and make repairs as needed.

T SN ] ®

GFI PROTECTION
GFCI protection was installed for the accessible receptacles where this type of protection is
presently required.

AFCI PROTECTION
The AFCI's at the panel were not tested due to the home being occupied and the risk of
damaging electronic devices.

0 | B. Branch Circuits, Connected Devices, and Fixtures
Type of Wiring: Copper verified at the panel.
Comments:


https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=D1C655EA-E512-4495-AA75-E207586653DE&imid=D43EF2DC-786B-4E26-B0D6-9BB67E6D22CD&iid=59f14977-423d-4206-ab8a-4c2a9e5ec3b8&l=Texas

RECEPTACLES

warn - There were one or more GFCI receptacles that did not trip when tested with the "test"
button. It is recommended to have alicensed electrician repair as needed for improved safety.

P

The rear exterior GFCI would not trip

LIGHTS/FAN

Some of the exterior recessed lights at the soffit were missing covers. It is recommended
to have alicensed electrical contractor repair as needed for a better finished appearance and to
keep moisture out of the fixtures.

SMOKE DETECTORS

The accessible smoke detectors were verified by the test buttons and were found operational .

It is recommended to maintain smoke detectors inside each bedroom, outside each sleeping
area, and on every level of the home, including the basement (if present). On levels without
bedrooms, install alarms in the living room (or den or family room) or near the stairway to the
upper level, or in both locations. It is recommended to test the detectors periodically, replace
batteries as needed, and to replace the detectors every ten years. These are an inexpensive item
to maintain fire safety in the home.

DOORBELL
Operating normally

CO/COMBUSTIBLE GASDETECTOR

Theinstalled and accessible Carbon Monoxide detector/detectors were tested with the "test”
button and were operating at the time of inspection. Carbon Monoxide detectors should be
maintained outside each sleeping areain the immediate vicinity of the sleeping rooms when
fuel fired appliances are present in the dwelling or installed in an attached garage with an
opening into the dwelling. These should be installed within manufacturers guidelines, the
units tested periodically, and the batteries replaced as needed. These units should also be
replaced ever 5-7 years.

U0 & @ 0O C. Other

Comments:
Not Inspected & Not Present


https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=D1C655EA-E512-4495-AA75-E207586653DE&imid=C5E082F5-2A6F-4464-9318-F8B5EDC7257D&iid=59f14977-423d-4206-ab8a-4c2a9e5ec3b8&l=Texas

1. HEATING, VENTILATION AND AIR CONDITIONING
SYSTEMS

J O O A. Heating Equipment
Type of Systems: High efficiency condensing furnace for the home and a mini split for the
office adjacent to the garage.
Energy Sources: Natural gas
Comments:
BASIC INFORMATION
Furnace location: Attic

AIRFILTERS

The air filters for the HV AC were conventional, disposable filters. There were 20X25X 1
filterslocated at the left and right hall ceilings. These accumulate dust and debris over time
which decreases their effectiveness and restricts air flow. Dirty filters can decrease the
efficiency of the HVAC system. It is recommended to replace the filters on amonthly basisto
maintain system efficiency and to keep the system clean.

THERMOSTAT
The thermostat located in the right hall was operating normally at the time of inspection.

GENERAL COMMENT

According to the manufacturers label, the Trane furnace was manufactured in 2015 and the
system was operating normally at the time of inspection. It is recommended to have alicensed
HVAC technician service the system on ayearly basis. Ideally, the heating should be serviced
in the fall and the AC in the spring. Thiswill ensure the system is running at peak efficiency
and can help extend the service life of the system.
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Trane furnace manufacturers data plate and Temperaiure measured at aregister while
date of manufacture operating the furnace
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J O O B. Cooling Equipment
Type of Systems: Central split system for the home and amini split for the office adjacent to
the garage.
Comments:
BASIC INFORMATION
Method of cooling: Gas compression

CONDENSING UNIT
The condensing unit was found to be in serviceable condition.
1 F TR 7| %

REFRIGERANT LINES

The accessible refrigerant lines were found to be in serviceable condition. It is suggested to
monitor the insulation for deterioration during regular home maintenance and to replace when
needed. Thisis an inexpensive and easy item to replace when needed in order to maintain
system efficiency.

TYPE OF REFRIGERANT
R410A for both systems.

HVAC DISCONNECT
Thelocal disconnects for the condensing units were in serviceable condition.


https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=D1C655EA-E512-4495-AA75-E207586653DE&imid=7A6D6899-18B3-491E-ABB3-22045A1E109F&iid=59f14977-423d-4206-ab8a-4c2a9e5ec3b8&l=Texas

GENERAL COMMENT

According to the manufacturers labels, the Trane condensing unit and the Daikin mini split
were manufactured in 2018. Both systems were operating normally at the time of inspection.
Routine maintenance will help to extend the useful service lives of the systems. Itis
recommended to have alicensed HVAC technician service the systems on ayearly basis.
Ideally, the heating should be serviced in the fall and the AC in the spring. Thiswill ensure
the systems are running at peak efficiency and can help to extend the service lives of the
equipment.
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TRANE

Trane condensing unit manufacturers data Temperature measured at aregister while
plate and date of manufacture operating the AC

Temperature measured at areturn for a split
of near 20 degrees

C. Duct Systems, Chases, and Vents
Comments:
DUCTS
The visible and accessible portions of the ducting were found to be in serviceable condition.

Airflow was verified at all accessible registers.
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