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PROPERTY IMPROVEMENTS SUMMARY
2906 Padina Drive, Austin, TX 78733
Owner: Trevor & Christine Curry
The following summarizes all documented capital improvements and major maintenance work completed at the property since acquisition. Records are organized by category and supported by contracts, invoices, and receipts on file.
1. Roof Replacement (2020)

	Contractor
	Alpha Roofing Industries, Round Rock, TX

	Scope
	Full tear-off and replacement of main house, casita and pool/cabana roofs (~5,675 sq ft, 38 facets)

	Materials
	50-yr laminated asphalt shingles (Tamko/Heritage), synthetic underlayment, new pipe jacks, ridge vent, ice & water shield at valleys/chimney/skylights, drip edge, valley metal, 6-nail application

	Extras Included
	4 new solar-powered attic vents, rotten/OSB decking repair (up to 128 sf), vents painted to match shingles

	Contract Amount
	$40,201.20 

	Warranty
	30-yr manufacturer; 5-yr workmanship



2.  Window Replacement (2019–2020)

	Contractor
	Pella Windows & Doors of Austin (9222 Burnet Rd, Austin)

	Scope
	Full replacement of windows throughout the main house — single-hung, double-hung, casement, fixed-frame, quarter-circle, and springline units

	Product Line
	Pella Impervia (fiberglass) — white exterior/interior, Low-E SunDefense insulating glass with argon, foam-insulated frames

	Performance
	U-Factor: 0.25–0.28; SHGC: 0.21–0.24; argon-filled insulated glass

	Contract Amount
	$57,743

	Warranty
	Pella limited lifetime product warranty; 2-yr labor workmanship



3. Kitchen & Interior Remodel (2022)
	Contractor
	Ariel Bleich Interior Design

	Scope
	Remodel Design Services

	Total Design Amount
	$15,000




	Contractor
	Jose Lopez Construction

	Flooring
	Removal of ~3,000 sq ft of wood/tile; install Dynamix XL luxury vinyl plank (Smoked Quartz, 5/16" x 7-7/8" x 60") — $16,768 materials (ProSource)

	Kitchen Demo
	Full demo of cabinets, walls, electrical, gas; re-framing per new design

	Custom Cabinetry
	New custom cabinets — kitchen, island, laundry, entertainment center, bench seat, pantry, powder bath ($78,000)

	Kitchen Appliances
	Thermador 48" Pro-Harmony Gas Range (PRG486WDH), Sub-Zero 36" Refrigerator (IC-36R-RH), Sub-Zero 36" Freezer w/ Ice Maker (IC-36FI-LH), Sub-Zero 24" Beverage Center (DEU2450BG/R), Thermador Sapphire Dishwasher (DWHD770WFP), Thermador 48" Chimney Hood — Total ~$37,343 (Harway Appliances)

	Kitchen Fixtures
	Kohler Prolific 44"x18" stainless sink, Delta Broderick bridge faucet; prep sink (Kohler Strive) + Delta bar faucet; laundry (Maidstone fireclay undermount)

	Countertops
	Marble/stone in kitchen, island, powder room, pantry (3 slabs); stone range hood and fireplace surround

	Electrical
	Full electrical update: living room, kitchen, powder room, laundry, foyer; Lutron Caseta smart switches ($9,800)

	Plumbing
	New faucets throughout; pot filler above range; gas line relocation; laundry valve replacement ($8,700)

	Stairs & Railings
	Stain removal/refinish on handrails; stair wood painted white ($3,500)

	Interior Millwork
	Wainscoting panels in powder bath and dining room; coffered ceiling; wallpaper; painting

	Cabinet Hardware
	Top Knobs Cumberland series pulls, brushed satin nickel throughout 

	Powder Bath Fixtures
	Rohl San Giovani faucet, Kohler Serif undermount sink, Rohl accessories

	Total Remodel Amount
	$276,488



4. Office Renovation (2019 & 2022)

	Contractor (2019)
	Chic Build, LLC

	Scope (2019)
	Frame two new closets; install two pocket doors with hardware; hang office door (special order)

	Details (2019)
	50 hrs labor @ $35/hr; closet materials $331.75; office door (special order) $2,542.26; drywall set-up and BMC trim

	Cost (2019)
	$4,705.76

	Door Hardware
	Emtek Classic Pocket Door Mortise Locks (Privacy + Dummy, Satin Nickel) — Cape Cod Brass, May 2019 — $300.80

	Office Transom Window
	Custom stained glass transom with 4 beveled panels — Stained Glass Fusion, 2019 — $284 (incl. $45 shipping)

	Drywall
	Roa Drywall — sheetrock installation, tape, float: behind refrigerator + two new office closets — $1,650 (March 2019)

	Contractor (2022)
	Jose Lopez Construction

	Custom Walnut Cabinets
	Full custom walnut cabinet installation in office — $21,000

	Office Renovation Total
	$29,307



5. Garage Epoxy Floor (2022)

	Contractor
	Jose Lopez Construction

	Product
	Armor Poxy ArmorUltra Armortallic Epoxy Floor Coating

	Scope
	Surface preparation, application of ArmorUltra Armortallic metallic epoxy floor system, and labor

	Total Cost
	$3,800



6. Custom Closet Systems (2019 & 2022)

	Contractor (2019)
	California Closets, Austin (Designer: Mariana Rivera)

	Kids' Closets
	Custom built-in closet system, installed June 20, 2019 — $5,608

	Casita Closet
	Custom built-in closet system, installed July 12, 2019 — $5,016

	Casita Closet Doors
	Lowe's — 2x Continental Primed 2-Panel 32"x80" hollow-core molded doors — $105 (March 2019)

	Contractor (2022)
	Jose Lopez Construction

	Back Guest Bedroom Closet
	Custom closet installation in back guest bedroom — $4,000

	Materials
	3/4" melamine-coated particle board (California Closets); custom build (Jose Lopez)

	Total Cost
	$14,729

	Warranty
	California Closets: limited lifetime warranty on materials and workmanship



7. Carpet Installation (2018)

	Contractor
	Lowe's Home Centers — Bee Cave, TX (Lowe's Installation Services)

	Scope
	625 sq ft Mohawk Fashion Lane Ancestral Haze pattern carpet installed in 2 rooms; power-stretch on tack strip; STAINMASTER Elite Foam pad; remove/haul away existing carpet and pad

	Date
	November 5, 2018

	Total Cost
	$2,542



8.  Outdoor Sport Court (2020)

	Contractor
	Hoops Austin (2900 W Anderson Ln, Austin, TX)

	Original Scope
	25' x 50' concrete slab + Plexipave acrylic painted surface, 50 ft of 8 ft ball netting, new iron fence panels, basketball lines, Jumpman logo, Mega Slam 72 basketball goal installation

	Total Cost
	$25,378

	Warranty
	Concrete: 5-yr against cracking; court paint: 1-yr (industry standard)



9. Pool Resurfacing & Upgrades (2021)

	Contractor
	512 Pool & Patio (Eric Trevino, Austin, TX)

	Resurfacing
	Finest Finish Sparkle Quartz interior (Tahoe Blue), 7-yr warranty

	Tile Replacement
	All waterline tile, spa raised wall tile, water feature tile, kitchen single line tile (Stratus Blue Subway) 

	Fountain Lighting
	Two Microbrite Color LED lights in fountain, new conduit to junction box

	Controls Upgrade
	New Pentair Spa Side Control + Screen Logic adapter 

	Deck & Stone Cleaning
	Pressure wash of coping, chimney, deck, raised wall stone, pavilion 

	Total Cost
	$21,953

	Warranty
	1-yr workmanship; 7-yr surface; 2-yr underground plumbing



10. Septic System Upgrades & Maintenance

	System Type
	Perc-Rite drip irrigation system; 1,250-gal septic + 1,250-gal pump tank (main); 750-gal + 500-gal (guest house)

	Percrite Panel Replacement
	Texas Septic Services — new 2-zone, 2-filter Percrite panel (Sept 2021); 2-yr parts warranty

	Pump-Out Service
	Rainbow Septic — both systems pumped (April 16, 2024)

	Ongoing Maintenance
	Texas Septic Services 2-yr contract (effective Sept 9, 2025) — 3 annual inspections, electronic monitoring, regulatory reporting

	Service Contractor
	Charlie Threet, Texas Septic Services, Leander TX  |  License MP0001076



11. Plumbing Upgrades (2018–2019)

	Contractor
	Thunderbird Plumbing (Master Plumber Jeff A. Plunkett, #M37936, Austin, TX)

	Tankless Water Heater
	Installation of Navien NPE240 tankless hot water heater (main house); garage ceiling plumbing repair - $5,991.15 

	Water Softener
	Discount Water Softener Co — new whole-house water softener installed — $1,795 (2018)

	Combined Plumbing Total
	$7,786.15



12.  HVAC — Main AC, Casita Replacement & System Work (2018–2022)

	Main House HVAC Replacement
	Sears Home Improvements - 5ton 16 SEER CARRIER INFINITY 5 stage/variable Speed System; AC: Carrier Infinity model: #24vna960a003; Furnace: Carrier infinity model: #58cva135k-1-22;
Thermostat: Carrier Infinity GATEWAY/WIFI model:  #systxclitw01-a - $16,593.41 

	Casita HVAC Replacement
	TemperaturePro of West Austin (License TACLB20677E) — full 3-ton Goodman heat pump replacement in 1,800 sq ft casita; Nest thermostat; 10-yr manufacturer warranty + 2-yr workmanship (April 2022) - $7,271

	Main House Ductwork
	TemperaturePro — air balancing of upstairs (2.5-ton) and downstairs (5.0-ton) systems; damper installation; upstairs plenum rebuild and new split box to redirect airflow to boys/girls bedrooms and master suite — $752 (signed Nov 2020, check/cash price)

	Combined HVAC Cost
	$24,616.41



13. Electrical Work (2018–2020)

	Contractor
	Texas Electrical Services of Austin (Technicians: Efren Oranday, Brandyn Meeks)

	General Electrical (2018)
	General electrical work per line-item invoice — $2,900 (July 2018)

	Flood Light Installation (2020)
	Ran 85 ft of 1/2" conduit flex; installed exterior flood light, bell box, in-use cover with switch — $400 (Sept 2020)

	Total Cost
	$3,300



14. Attic Insulation (2018)

	Contractor
	Cool Insulation Company, Austin, TX

	Scope
	R-26 blown-in attic insulation — residential blow (5 zones)

	Date
	December 11, 2018

	Total Cost
	$1,050



15. Landscaping — River Rock & Edging (December 2023)

	Scope
	Remove and haul away existing mulch; install metal edging; lay filter fabric with staples; install river rock; all associated labor

	Date Completed
	December 2023

	Total Cost
	$14,000



16.  Outdoor Entertainment & Lighting (2019–2023)

	Outdoor TV & Sound
	SunBrite TV Veranda Series 55" 4K outdoor TV (SB-V-55-4KH) + JBL 2.1 soundbar with wireless subwoofer + TV/soundbar mount — Best Buy, July 7, 2019 — $2,533

	Pathway Lighting
	18x LEONLITE Smart Low Voltage LED Landscape Path Lights, adjustable warm white & RGB, dimmable, IP65 waterproof, oil-rubbed bronze aluminum housing (3 packs of 6) — Amazon, November 2023 — $611



17. Toilets & Interior Fixtures (2018–2019)

	Kohler Toilets
	5 total Kohler Cimarron 1.28-gpf (K-4309-0) — purchased Lowe's Bee Cave in multiple transactions (1 unit Aug 2018: $248; 4 units May 2019: $816)

	Casita Appliances
	LG 21.7 cu ft counter-depth French Door refrigerator (LFHD2251TF, $1,599) + Frigidaire 1.6 cu ft countertop microwave (FFMO1611LS, $179) — Lowe's delivery Nov 2019 — $1,925

	Indoor Ceiling Fans
	Two 52" Menage LED indoor ceiling fans (oil-rubbed bronze) — Home Depot, Oct 2019 — $200

	Office Transom Window
	Custom stained glass transom with 4 beveled panels — Stained Glass Fusion, 2019 — $284 (incl. $45 shipping)

	Total
	~$3,305



18. Exterior & Grounds (2024–2026)

	Gravel / Drainage
	Exterior gravel work documented (March 2024)

	Make-Ready Preparation
	CHX2 Construction — comprehensive make-ready scope completed Feb–Mar 2026 ($23,045): exterior paint (main house + pool house), power wash (driveways/walkways/patios/stone/sport court), exterior flashing repair, handrail removal & metal railing paint, trellis/BBQ patio staining, back porch work, interior paint touch-ups, electrical fixture replacement (7 sconces, 1 hanging light, 4 fans, track lighting — $3,000 allowance), final deep clean





Summary of All Documented Improvements

	Improvement
	Year
	Amount

	Water Softener (Discount Water Softener Co)
	2018 
	$1,795 

	HVAC – Main AC Replacement (Temperature Pro)
	2018 
	$16,594 

	Attic Insulation (Cool Insulation)
	2018 
	$1,050 

	Carpet Installation — Upstairs (Lowe's)
	2018 
	$2,542 

	Electrical — General Work to Bring Up to Code (Texas Electrical Services)
	2018 
	$2,900 

	Custom Closets — Kids, Casita (California Closets)
	2019 
	$10,624 

	Office Renovation — Closets, Doors (Chic Build LLC)
	2019 
	$4,706 

	Pool 4 Button Spa Switch (Patriot Pool and Spa)
	2019 
	$933 

	Tankless Water Heater — Navien NPE240 (Thunderbird)
	2019 
	$5,991 

	Outdoor TV & Sound (Best Buy)
	2019 
	$2,533 

	Casita Microwave / Refrigerator (Lowe's)
	2019 
	$1,925 

	Toilets, Fans & Misc. Fixtures
	2019 
	$5,000 

	Roof Replacement (Alpha Roofing)
	2020 
	$40,202 

	Window Replacement (Pella)
	2020 
	$57,743 

	Outdoor Sport Court (Hoops Austin)
	2020 
	$25,378 

	HVAC — Ductwork & Air Balancing (TemperaturePro)
	2020 
	$752 

	Electrical — Flood Light (Texas Electrical Services)
	2020 
	$400 

	Pool Resurfacing & Upgrades (512 Pool)
	2021 
	$21,953 

	Septic System Panel + Maintenance
	2021 
	$4,500 

	Interior Remodel (Jose Lopez)
	2022 
	$247,370 

	Remodel Fixtures (Expressions Home Gallery)
	2022 
	$6,775 

	New Appliances — Kitchen (Harway)
	2022 
	$37,343 

	Custom Closet — Back Guest Bedroom (Jose Lopez)
	2022 
	$4,000 

	Office Custom Walnut Cabinets (Jose Lopez)
	2022 
	$21,000 

	Garage Epoxy Floor (Jose Lopez / Armor Poxy)
	2022 
	$3,800 

	Pool DE Filter Installation (Reeds Pool and Spa Services)
	2022 
	$1,372 

	Pool Pentiar Variable Speed Pump (Reeds Pool and Spa)
	2022 
	$2,008 

	Polaris Pump (Reeds Pool and Spa Services)
	2022 
	$514 

	Pool Heater (Reeds Pool and Spa Services)
	2022 
	$4,000 

	HVAC — Casita Replacement (TemperaturePro)
	2022 
	$7,271 

	Casita Range / Washer & Dryer (Lowe’s)
	2022 
	$3,462 

	Landscaping — Rock & Edging (Jose’s Lawn Services)
	2023 
	$14,000 

	Exterior Pathway Lighting (LEONLITE Smart LED)
	2023 
	$1,000 

	Exterior Paint, Interior Paint, Outdoor Fans and Light Fixtures (CHX2 Construction)
	2026 
	$23,045 

	Total Cost of Improvements
	 
	$584,481 
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