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Tuesday, May 22, 2018
I.M. Homebuyer
123 Creia Street

Rancho Santa Margarita, CA 92688

Dear I.M. Homebuyer,

I have enclosed the report for the property inspection I conducted for you on Tuesday, May 22, 
2018 at:

123 Creia Street
Rancho Santa Margarita, CA 92688

My 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 free to call me.  I would be happy to answer any questions you may 
have.

I have inspected the major structural components and mechanical systems for signs of significant 
non- performance, excessive or unusual wear and general state of repair. The following report is 
an overview of the conditions observed.

In the report, there may be specific references to areas and items that were inaccessible. I can 
make no representations regarding conditions that may be present but were concealed or 
inaccessible for review. With access and an opportunity for inspection, reportable conditions may 
be discovered. Inspection of the inaccessible areas will be performed upon arrangement and at 
additional cost after access is provided.

I do not review plans, permits, recall lists, and/or government or local municipality documents. 
Information regarding recalled appliances, fixtures and any other items in this property can be 
found on the Consumer Product Safety website. These items may be present but are not 
reviewed.

My recommendations are not intended as criticisms of the building, but as professional opinions 
regarding conditions present.  It is ultimately your responsibility to review the entire report. If you 
have questions regarding any of the items listed, please contact me for further consultation.

Lower priority conditions contained in the report that are neglected may become higher priority 
conditions. Do not equate low cost with low priority. Cost should not be the primary motivation for 
performing repairs. All repair and upgrade recommendations are important and need attention.

This report is a "snapshot" of the property on the date of the inspection. The structure and all 
related components will continue to deteriorate/wear out with time and may not be in the same 
condition at the close of escrow.

Anywhere in the report that I recommend further review, it is strongly recommended that this be 
done PRIOR TO THE END OF THE CONTINGENCY PERIOD. Anytime I direct you to the 
services of a third party (plumber, electrician, roofer...), This third party should always be a 



competent, licensed contractor.  This contractor should be able to provide you with a warranty 
and a receipt for his work.  This report is not intended for use by anyone other than the client 
named herein. No other persons should rely upon the information in this report. Client agrees to 
indemnify, defend and hold inspector harmless from any third party claims arising out of client's 
unauthorized distribution of the inspection report.

Often, following my advice will result in improved performance and/or extended life of the 
component(s) in question.  In listing these items, I am not offering any opinion as to who, among 
the parties to this transaction, should take responsibility for addressing any of these concerns.  
As with most of the facets of your transaction, I recommend consultation with your Real Estate 
Professional for further advice.

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

 =  Hazardous condition that should be corrected as soon as possible.

 =  Issue that warrants your attention.

 =  Potential to be costly

I thank you for the opportunity to be of service to you.

Sincerely,

Inspector, Bill Bryan
RSM Inspections
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General Information

General Information

REFERENCE
1: - For the purpose of this inspection, all locations are referenced as you are standing in front of the building, 
facing the building.

2: - This symbol means: "Hazardous condition that should be corrected as soon as possible"

3: - This symbol means: "Issue that warrants your attention."

INSPECTION DETAILS
4: - 60-70°.
5: - Raining.

PROPERTY TYPE
6: - This is a single family residence that was built around {Year Built}, is approximately {Age} years old and is 
approximately {Square Footage} sft.
7: - Two-story home.
8: - Built-in, 4-car, garage.

INSPECTION TIME
9: - 9:15 to 1:30.

PRESENT FOR THE INSPECTION:
10: - Buyers.
11: - Buyers Agent.
12: - Seller.

OCCUPANCY
13: - This property was occupied and furnished.  Heavy volume of personal and household items observed. 
Access to some items such as: electrical receptacles, windows, wall/floor surfaces, closets and cabinet interiors 
were restricted by furniture or personal belongings at this time. Any such items are excluded from this inspection 
report.

UTILITIES
14: - Utilities were on at the time of inspection (Gas, Water, Electricity).



SCOPE OF INSPECTION
15: - This inspection is for the buyer in a real estate transaction.

I evaluate conditions, systems, or components, and report on their condition. 

National, State and Local building codes contain a number of requirements for construction.  However, these 
codes are not retroactive.  Thus, once a building is built, the building owner generally does not have an obligation 
to comply with subsequent revisions to the building code, absent a significant renovation or change in use.  I 
perform a home inspection based on the latest building standards.  When I call out a defect or safety upgrade, it is 
based on these standards and not those at time of construction. There is no requirement for the seller to repair or 
upgrade any item (except for smoke alarms, carbon monoxide detectors, and water heater strapping).  In fact, 
many times when I make a recommendation for upgrades, the seller will bring in a licensed specialist that will state 
the item met the building codes at time of construction.

I take into consideration when a house was built and allow for the predictable deterioration that would occur 
through time, such as, the cracks that appear in concrete and in the plaster around windows and doors, worn or 
squeaky floors, and stiff or stuck windows.  Therefore, I tend to ignore insignificant and predictable defects, and do 
not always annotate them, and particularly those that would be apparent to the average person or to someone 
without any construction experience.  I am not authorized, nor have the expertise, to comment on termite, dry rot, 
fungus, or mold, but may alert you to its possible presence.  Regardless, you should schedule any such 
specialized inspection, for example, for the presence of termites, with the appropriate specialist before the end of 
your contingency period.  That is not my concern.  My concern is that you, my client, has information on the latest 
standards, and can make an informed decision on whether you want those items repaired as part of the purchase 
and sales agreement, or you will have them repaired after the sale.  It does not change my recommendation that 
the item should be repaired, replaced or upgraded.  A house and its components are complicated, and because of 
this and the limitations of an on-site review, I offer unlimited consultation and encourage you to ask questions.  In 
fact, I encourage candid and forthright communication between all parties, because I believe that it is the only way 
to avoid stressful disputes and costly litigation.  Remember, I only summarized the report on-site and it is 
essential that you read all of it, and that any recommendations that I make for service or evaluation by specialists 
should be completed and documented well before transfer, because additional defects could be revealed by a 
specialist, or some upgrades recommended that could affect your evaluation of the property.  

I followed the California Real Estate Inspection Association (CREIA) Standard Of Practice to conduct this 
inspection.

Thank you, Bill Bryan, Owner, RSM Inspections

SELLER QUESTIONS
16: - Seller was home when I arrived. I asked the seller my standard series of seller questions. The seller 
responded:
17: - There were no hidden switches or compartments.
18: - That there were no leaks.
19: - That everything works.
20: - That I can turn everything on.
21: - That I can go everywhere.

GENERAL OBSERVATIONS
22: - All or part of this home may have been recently painted inside and/or outside.  While common in preparation 
to place a house on the market, this also can mask defects which would otherwise be visible during my inspection.  
Stains on ceilings, or on walls, which indicate possible roof leaks or other water intrusion, can be covered by a 
fresh coat of paint.  Only the owners or occupants of a property should have knowledge of any visible clues to 
such defects which might have been covered.  I will point out visible evidence of damage, repairs or leaks which 
might be apparent from all locations I inspect.  While I strive to conduct a thorough property inspection, I cannot 
report on conditions that are not visible, or may have been intentionally or unintentionally masked.



23: - A portion of this property has been renovated or remodeled.  Therefore, you should request documentation 
that would include permits and any warranties or guarantees that might be applicable, because I do not approve 
of, or tacitly endorse, any work that was completed without permits, and latent defects could exist.
24: - Although not always required, I always recommend a termite inspection by a structural pest control operator.  
A termite inspection looks for wood destroying pests and organisms.  I am not a pest control operator.  If I see 
damaged or deteriorating wood, I will refer you to the termite report.  If there is no termite report, again, I 
recommend you get one.

Structure

BUILDING STRUCTURE
25: - Roof structure is conventionally framed with wood members. The ceiling structure is conventionally framed 
with standard wood joists and the wall structure is conventionally framed with wooden studs.

Foundation

SLAB-ON-GRADE
26: - Slab foundations vary considerably from older ones that have no moisture barrier under them and no 
reinforcing steel within them to newer ones that have both. My inspection of slab foundations conforms to industry 
standards, which is that of a generalist and not a specialist. I check the visible portion of the stem walls on the 
outside for any evidence of significant cracks or structural deformation, but I do not move furniture or lift carpeting 
and padding to look for cracks, and I do not use any of the specialized devices that are used to establish relative 
elevations and confirm differential movement. Significantly, many slabs are built or move out of level, but the 
average person may not become aware of this until there is a difference of more than 1" in 20', which most 
authorities regard as being tolerable. Many slabs are found to contain cracks when the carpet and padding are 
removed, including some that contour the edge and can be quite wide. They typically result from shrinkage and 
usually have little structural significance. However, there is no absolute standard for evaluating cracks, and those 
that are less than 1/4" and which exhibit no significant vertical or horizontal displacement are generally not 
regarded as being significant. They typically result from common shrinkage, but can also be caused by a deficient 
mixture of concrete, deterioration through time, seismic activity, adverse soil conditions, and poor drainage, and if 
they are not sealed they can allow moisture to enter a residence, and particularly if it is surcharged by a hill or 
slope, or if downspouts discharge adjacent to the slab. However, in the absence of any major defects, I may not 
recommend that you consult with a foundation contractor, a structural engineer, or a geologist, but this should not 
deter you from seeking the opinion of any such expert. As this is a slab foundation, there is no man made 
insulation associated with this type of foundation. I could only see a very small sample of the foundation slab 
(visible edges of the foundation side wall, from the exterior of the house). There were no visible cracks. Due to the 
walls being sheathed or covered, I could not view or confirm the presence of anchor bolts. Bolting the frame to the 
stem walls of the foundation has been the practice in building for decades, and while methods have changed or 
been strengthened over the years, it is likely this home met the standards when built. However, due to the visual 
nature of this inspection, I cannot confirm this fact. I could not see any wood framing to soil contact. Always 
maintain at least 6" of space (where practical) between the wood framing and the soil below. This will deny an 
entrance for moisture or insects.
27: - Floor structure consists of a poured slab with post tension steel.

Grounds

Inspection of the exterior and immediate surrounding areas is limited to visible and readily accessible areas, areas 
hidden from view by vegetation, at or below grade level and/or behind walls cannot be inspected and are not part 
of this inspection - taking into account typical wear for properties at this age and type (excluding cosmetic 
considerations). Grading and drainage are probably the most significant aspects of the property, simply because 
of the direct and indirect damage moisture can have on structures. More damage has resulted from moisture and 
expansive soils than from natural disasters. Also, there should be gutters and downspouts with splash blocks that 
discharge away from the foundation. In the past, I have discovered evidence of moisture intrusion inside structures 
when it was raining that would not have been apparent otherwise. In addition, I recommend downspouts do not 



terminate over paved areas such as walks or driveways, as they can contribute to fall hazards.

GRADING
28: - House is located on a "cut & fill" lot. House is situated on what appears to be a level pad, there is an uphill 
slope on one side of the house and a downhill slope on another. As geological evaluations are beyond the scope 
of this report, you are advised to consult a geo-technical engineer, if concerned.
29: - The soil in this area is considered "expansive" because it expands and contracts with variations in moisture 
content.  This may, in turn, cause movement in the support structure.  Walkways, driveways and patios usually 
have numerous cracks due to this expansive soil.  Settlement cracks at the corners of doors and windows are also 
a common event in this area.

DRAINAGE
30: - Plants along the perimeter of the house. This is a defect in design. Watering these plants keeps moisture 
against the siding.  If you opt to keep the plants next to the house, ensure this area has a means to drain excess 
water away from the house.
31: - Property is served by area drains.  The visible drains appear to be in acceptable condition. Sometimes 
drains become covered with debris, I cannot comment on covered drains.  Water testing of area drains is beyond 
the scope of this inspection, and because it is impossible for me to see inside them, the seller should guarantee 
that the drains are functional, or they should be flushed through to the street before the end of your contingency 
period.  Surface water carries minerals and silt that is deposited inside the pipes and hardens in the summer 
months to the consistency of wet concrete, which can impede drainage and require the pipes to be cleared by a 
rooter service.  Recommend you replace any broken drain covers.

WALKWAY

32: - Trip hazard on walkway. The cover is broken on the utility box.  Recommend repair or replacement by a 
the utility company.

33: - Some minor cracks. Recommend you fill these cracks to prevent water from getting underneath the 
surface. If these cracks still bother you, I recommend further repair or replacement by a general contractor.

VEGETATION

34: - Tree limbs within 10' of roof should be trimmed away to provide air and sunlight to roof. This will not 
only extend the life of your roof but, also deny access to your roof to unwanted critters.



GATES

35: - Damaged gate observed. Recommend repair or replacement for enhanced security of your property, by 
a general contractor.

YARD WALLS

36: - Loose top blocks observed. Blocks could fall off and injure someone.  This is a safety concern. 
Recommend repair or replacement by a general contractor.

GAS BBQ GRILL
37: - Natural gas barbecue grill located in the yard. Full evaluation of this unit and its accessories is beyond my 
scope.  I do inspect the visible gas line for safety purposes.
38: - Gas valve appears to be functional and is properly located within 6' of the grill.

TIMER

39: - Rusted timer box. Further deterioration could cause an electrical failure and create a shock hazard.  
Recommend repair or replacement by an electrical contractor.

ADDITIONAL OUTDOOR ITEMS
40: - Underground lawn irrigation sprinkler system noted; as 95% of this system is below ground, it is beyond the 
scope of this inspection. Ask seller to demonstrate at final walk through. The seller can tell you the current 
watering schedule.



41: - Decorative or low-voltage lights present; beyond the scope of the inspection.
42: - Speaker system present outdoors, beyond the scope of this inspection.   Recommend you seek advice of a 
specialist in evaluating this system before use and I also recommend that you have the seller provide the 
instructions for programming or show you how to operate.
43: - TV present, beyond the scope of this inspection.  Recommend you seek advice of a specialist in evaluating 
this system before use and I also recommend that you have the seller provide the instructions for programming or 
show you how to operate.

44: - Water feature present, beyond the scope of this inspection. Recommend you seek advice of a specialist 
in evaluating this system before use and I also recommend that you have the seller provide the instructions for 
programming or show you how to operate.  I also recommend filling the basin with river rocks to prevent a 
drowning hazard.

Exterior

Exterior

SIDING
45: - Siding is clad predominantly with stucco.

46: - Satellite dish attached to siding. The structural and functional integrity of the stucco can be 
compromised when additional structural, mechanical, or utility systems are attached to them with screws, bolts, 
etc. Recommend having the satellite dish moved and caulking the empty holes to prevent the intrusion of water.

TRIM

47: - Peeling paint on the trim observed. A fresh coat of paint will prolong the life of the trim.  Suggest 
scraping and painting all peeling areas.

WINDOW SCREENS

48: - Some window screens missing. Check with the seller to determine if they are on the property or replace.

PORCH COVERING
49: - Porch covering is the same as the roof covering the house.



PATIO DOORS

50: - Door is difficult to operate, this presents a safety hazard in the event of an emergency/fire. Recommend 
repair/adjusting of door to allow easy and smooth operation, by a general contractor.

51: - Back doors open out. This is a security hazard. Hinge pins can be pulled from the outside.

52: - Door is difficult to open and close; door sticks. Mechanism may not be installed true. Recommend repair 
or replacement by a general contractor.

PATIO COVERING
53: - The patio covering is the same as the roof covering the house.

GAS STUB 
54: - Natural gas piping available for a grill or fire pit.
55: - The gas line is properly capped.

OUTLETS / RECEPTACLES

56: - Receptacle at the bbq grill has no power. This is a safety hazard. Recommend repair or replacement by 
an electrical contractor.

LIGHTING

57: - Light globe missing. This is a safety hazard. Needs replacement.



Balcony

Front Balcony Exterior

LIGHTING

58: - Light does not work on the balcony. This is a safety hazard. Recommend repair or replacement by an 
electrical contractor.

NO DEFICIENCIES
59: - Other than the above deficiencies, the rest of the balcony was in satisfactory condition.

Back Balcony Exterior

DOORS

60: - Door sticks; mechanism may not be installed true. Recommend adjustment.

NO DEFICIENCIES
61: - Other than the above deficiencies, the rest of the balcony was in satisfactory condition.

Electrical

Main Service Panel

PANEL
62: - Main panel is manufactured by General Electric.
63: - Main disconnect is at the main electric panel. This switch will turn off all power to the house.

64: - Breakers are not labeled correctly. Every breaker needs to be labeled to allow each circuit to be 
distinguished from all others. Recommend you have all breakers labeled correctly by an electrician.

AMPERAGE / VOLTAGE CAPACITY
65: - Main Electrical Panel has a maximum Amp capacity of approximately 200 amps/ 240 volts.

BREAKERS
66: - No major system safety or function concerns with the circuit breakers.

PANEL WIRING
67: - Panel wiring appears to be safe and functional.

NEUTRAL BAR
68: - No major system safety or function concerns noted on the neutral bar.
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