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Friday, April 6, 2018
Shirley Smetana

250 32nd Ave
Santa Cruz, California 95062

Dear Shirley Smetana,

 Enclosed is the report for the property inspection we conducted for you on Friday, April 6, 2018 
at:

250 32nd Ave
Santa Cruz, California 95062

Our 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 us to explain, or if there is other information 
you would like, please feel free to call us. We 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 is a key to the 
symbols and their meanings:

 =  Denotes a condition that is unsafe and that could result in significant physical injury. Safety hazards 
are of high priority and require prompt attention

 =  Denotes a system or component needing further evaluation in order to determine if repair is 
necessary. We recommend that all further evaluation be completed before close of escrow.

 =  Denotes a system or component needing monitoring over time to determine if / when repair is 
necessary.

 =  Denotes improvements or upgrades are suggested, but not required, for improved performance of 
the system or component. These may be items identified for upgrade to modern construction and safety 
standards.

 =  Denotes a system or component is damaged, missing, improperly installed, or not functioning 
properly. Corrective action will be needed to ensure proper and reliable function.

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

Sincerely,

Inspector, David Aronovici, CCI, ACI
4 Seasons Home Inspections
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Introduction

We have inspected the major structural components and mechanical systems for signs of significant non- 
performance, excessive or unusual wear, and general state of repair. Our inspection is conducted in 
accordance with the Standards of Practice of the California Real Estate Inspection Agreement. 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. We 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.

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

Our recommendations are not intended as criticisms of the building, but as professional opinions 
regarding conditions present. As a courtesy, the inspector may list items that they feel have priority in the 
Executive Summary portion of the report. Although the items listed in this section may be of higher priority 
in the opinion of the inspector, it is ultimately the client's responsibility to review the entire report. If the 
client has questions regarding any of the items listed, please contact the inspector for further consultation.

Lower priority conditions contained in the body of 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 the inspector recommends further review, it is strongly recommended that this 
be done before removing any investigation contingency and PRIOR TO THE CLOSE OF ESCROW. 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.

By accepting this inspection report, you acknowledge that you have reviewed and are in agreement with 
all of the terms contained in the standard California Real Estate Inspection Agreement contract provided 
by the inspector who prepared this report.
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Introductory Notes

ORIENTATION
1: - In the report, the location of items will be referred to as being located on the front, right, left and rear 
of the home. Our perspective is from the exterior of the home looking at it from the street.

STRUCTURE TYPE
2: - Single family residence

STORIES
3: - Stories: Single level

APPROXIMATE SQ. FT.
4: - 1265 square feet per person who ordered this inspection.

PEOPLE ON SITE DURING INSPECTION
5: - The seller was present at the inspection.

WEATHER
6: - 50 to 60 degrees and cloudy

TIME INSPECTION BEGAN 
7: - 10:00 am

UTILITY SERVICES 
8: - Utilities status: All of the utilities were on at the time of our inspection.

SOIL CONDITIONS
9: - Soil conditions: Damp

OCCUPANCY 
10: - Occupancy: Occupied

FURNISHED 
11: - The home is furnished. Please note: inspector does not move personal items such as but not limited 
to: furniture, wall coverings, floor coverings and closet belongings. Inspector was unable to access every 
electrical outlet and window. Moving of personal items may reveal conditions that may not be viewable at 
the time of the inspection. We recommend a thorough walk-thru of the home once items have been 
removed. Consult your real estate professional for further direction.

OLDER STRUCTURES
12: - Asbestos products were commonly used in many of the components of older homes such as vinyl 
flooring, wall board, mastic, exterior siding, vent piping etc. Determining the presence of asbestos in 
homes is beyond the scope of our inspection. You may desire to consult with an abatement contractor to 
determine if asbestos products were used in this home.

13: - Lead Based Paint: Based on the apparent age of the dwelling, it is probable that lead-based paints 
are present/were used at some point in time. Any necessary prep/painting work should conform to 
applicable lead-based paint standards. Interested parties desiring further information should consult with 
a properly certified and qualified painting contractor.
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NOTES
14: - Addition/Modification: An addition and/or modifications were noted to the home. We make no 
determination as to whether or not the addition/modification was completed with or without building 
permits. We recommend visiting the local building department; and requesting a copy of the permit history 
for this street address. If no permits are available, we highly recommend further evaluation of the 
addition/modifications by a licensed contractor to ensure that the work meets current building 
requirements.

Exterior/Site/Grounds

DESCRIPTION 
15: - General lot topography: Flat lot
16: - Primary exterior wall covering: Stucco
17: - Driveway: Concrete
18: - Walkways: Concrete
19: - Patio: Pavers set on a compacted gravel and/or sand bed
20: - Primary exterior window material: Vinyl/plastic or vinyl clad

FENCING

21: - The fence, noted at the right and left side of the property, has a noticeable lean and is showing 
deterioration. We recommend that it be repaired or replaced by a qualified professional.

DRAINAGE
22: - Subsurface drains noted, but not tested. The adequacy of underground pipes cannot be judged. We 
recommend seasonal cleaning/maintenance of drains to ensure proper drainage.

SUMP PUMP
23: - A sub surface sump pump was noted at the right front grounds. Sump pumps which are installed on 
the grounds of the property are beyond the scope of this inspection. We recommend that interested 
parties contact a contractor specializing in grading and drainage, for a site evaluation and to determine the 
effectiveness of the sump pump system.
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24: - The sump pump which was installed at the right front grounds, did not respond to test (it is 
possible that it was not plugged in). Inquiries of the seller may provide additional information. The advice 
and services of a qualified professional may be needed.

DOWNSPOUTS

25: - Downspout extension recommended at the bottom of the downspout, noted at the left front 
corner. An added extension will help channel water away from home's foundation and siding effectively.

26: - Splash blocks Perry
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PEST CONTROL

27: - Droppings from possible wood destroying organisms noted at the roof. Wood destroying 
organisms are beyond the scope of this inspection. Review of a current pest control report may provide 
additional information.

DRIVEWAY

28: - Cracks and evidence of settlement were noted in sections of the concrete driveway. The cracks 
were noted to be approx. 1/16" to 1/4" wide. This is a common condition and implies that some movement 
has occurred, as is typical of most homes. We recommend sealing to prevent erosion, and monitoring 
over time.

STUCCO

29: - There is no horizontal weep or moisture escape method at the horizontal stucco, noted at the 
left side of the structure. Current standards recommend a weep screed to help the stucco drain properly. 
This condition makes the siding vulnerable to moisture and pest related damage. Upgrades are 
recommended.

OUTDOOR RECEPTACLES
30: - GFCI (ground fault circuit interrupter) protection has been installed, providing an increased margin of 
safety. We recommend that the device(s) be tested on a monthly basis.
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31: - The GFCI receptacles, noted at the left rear, did not trip when tested. This suggests improper 
wiring or defective devices. We recommend they be rewired or replaced, by a qualified, licensed 
electrician, for safety.

32: - An outlet, noted at the left rear, is not water resistant once a cord is plugged in. This is a 
potential safety hazard. We recommend that the proper receptacle with the bubble cover be installed, by a 
qualified electrician.

33: - The receptacle, noted adjacent to the front door is not properly secured. We recommend for 
safety, that the receptacle be properly secured.
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WIRING

34: - Conduit not secure, noted adjacent to the gas meter. We recommend that it be properly secured 
to avoid damage to the conduit and associated components.

STORAGE SHED/OUT BUILDING
35: - The inspection of storage sheds is beyond the scope of this inspection. Any information provided in 
this report is provided as a courtesy.

Roofing

A roof system consists of the surface materials, connections, penetrations and drainage (gutters and 
downspouts). We visually review these components for damage and deterioration and do not perform any 
destructive testing. If we find conditions suggesting damage, improper application, or limited remaining 
service life, these will be noted. We may also offer opinions concerning repair and replacement. Opinions 
stated herein concerning the roof are based on a limited visual inspection and do not constitute a 
warranty that the roof is, or will remain, free of leaks.

Low Slope/Flat

INSPECTION METHOD
36: - Our inspection of this roof was conducted from the roof surface. The inspector walked upon the 
surface and visually examined the accessible roofing components.

BASIC INFORMATION
37: - Roof slope: Flat or very minimal pitch
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38: - Material: Torch down single ply roofing

39: - Connections and penetrations: Sealed with mastic seals
40: - Roof Drainage: Downspouts

SURFACE 

41: - The roof surface shows wear due to exposure but appears to have been properly installed and 
is in a condition deemed acceptable for its age. We recommend inquiries of a qualified, licensed roofing 
contractor to advise the life expectancy.

JACK FLASHING

42: - We recommend periodically re-sealing the jack flashing during the course of regular 
maintenance.

SOLAR COLLECTORS
43: - The areas of roof beneath the solar panels were not inspected.
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Tile

INSPECTION METHOD
44: - Our inspection of this roof was conducted from the roof surface. The inspector walked upon the 
surface and visually examined the accessible roofing components.

BASIC INFORMATION
45: - Style: Gable
46: - Roof slope: Medium pitch
47: - Material: Tiles
48: - Roof drainage system: Gutters and downspouts
49: - Gutter Material: Metal
50: - Connections and penetrations: Sealed with metal flashing

GENERAL COMMENT

51: - Batten deterioration noted under the first row of tiles. We recommend that the deteriorated wood 
be repaired or replaced. We recommend further evaluation and repair as needed by a qualified, licensed 
roofing contractor. Correction decreases the probability of excessive deterioration.

SURFACE

52: - A tile has slid from its original location, noted at the right side of the structure. There is the 
potential for moisture intrusion at this location. We recommend that the tile be put back into place as 
needed, by a qualified, licensed roofing contractor.
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53: - One or more damaged roof tiles were noted. There is the potential for moisture intrusion at 
these locations. We recommend repair or replacement of all broken tile, by a qualified, licensed roofing 
contractor.

54: - Tile roof did not have bird stops installed at the first course of tiles. A bird stop prevents birds 
and others from entering below the tile and nesting which could possible cause damage. We recommend 
installing bird stops.

GUTTERS

55: - Debris was present in the gutters. We recommend that all debris be removed to ensure proper 
drainage. The condition of the gutters can be better assessed at that time.
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Fireplaces & Chimneys 

DESCRIPTION 
56: - Fireplace Type: Decorative gas fireplace

57: - Location: living room

DECORATIVE FIREPLACES 
58: - A decorative gas "fireplace" was noted in this room. These units are not actual fireplaces, but may 
provide a source of heat. The inspection of these units is outside the scope of this inspection, and any 
comments about the unit is considered a courtesy. Recommend referring to the manufacturers 
instructions or the appropriate specialist for further information.

Attic

The attic contains the roof framing and serves as a raceway for components of the mechanical systems. 
There are often heating ducts, electrical wiring and appliance vents in the attic. We visually examine the 
attic components for proper function, excessive or unusual wear, general state of repair, leakage, venting 
and misguided improvements. Where walking in an unfinished attic can result in damage to the ceiling, 
inspection is from the access opening only.

BASIC INFORMATION 
59: - Ventilation: Soffit vents

ACCESS/ENTRY
60: - The design of this structure does not feature an attic.

Electrical 

An electrical system consists of the service, distribution, wiring, and convenience outlets (switches, lights, 
and receptacles). Our examination of the electrical system includes the exposed and accessible 
conductors, branch circuitry, panels, overcurrent protection devices, and a random sampling of 
convenience outlets. We look for adverse conditions such as improper installation, exposed wiring, 
running splices, reversed polarity, and circuit protection devices. We do not evaluate fusing and/or 
calculate circuit loads. The hidden nature of the electrical wiring prevents inspection of every length of 
wire. Some of the electrical items will be reported on in the section of which they were found. 

BASIC INFORMATION
61: - Service entry into building: Overhead service drop
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62: - Voltage supplied by utility: 120/240 volts
63: - Capacity (available amperage): 200 amperes
64: - The Service Entrance Conductors are copper.

65: - System grounding source: Driven copper rod
66: - Ground conductor is present. Entire ground system is not fully visible for inspection.

67: - Branch circuit protection: Circuit breakers
68: - Wiring material: Copper wiring where seen
69: - Wiring method: Non-metallic sheathed cable or 'romex'
70: - Receptacles: Grounded type

METER & MAIN LOCATION
71: - The meter and main electrical service panel are outside on the left-front corner of the building.

MAIN DISCONNECT LOCATION
72: - The main electrical service disconnect is outside on the left-front corner of the house.

SUBPANEL LOCATION
73: - A sub panel is located in the hallway.

SERVICE CAPACITY
74: - Our statement regarding service capacity is based upon the labeled rating of the main service panel.

Plumbing

A plumbing system consists of the domestic water supply lines, drain, waste and vent lines and gas lines. 
Inspection of the plumbing system is limited to visible faucets, fixtures, valves, drains, traps, exposed 
pipes and fittings. These items are examined for proper function, excessive or unusual wear, leakage, and 
general state of repair. The hidden nature of piping prevents inspection of every pipe and joint. A sewer 
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lateral test, necessary to determine the condition of the underground sewer lines, is beyond the scope of 
this inspection If desired, a qualified individual could be retained for such a test. Our review of the 
plumbing system does not include landscape watering, fire suppression systems, private water 
supply/waste disposal systems, or recalled plumbing supplies. Review of these systems requires a 
qualified and licensed specialist.

DESCRIPTION OF PLUMBING COMPONENTS 
75: - Main water line: Copper
76: - Supply piping: Copper where visible
77: - Supply lines were not fully visible due to slab type foundation
78: - Water pressure: Excessive
79: - Waste piping: Plastic where visible
80: - Waste lines are not fully visible due to slab type foundation.

WATER SOFTENER
81: - The inspection of water softeners and water treatment systems is beyond the scope of this 
inspection. Deficiencies may be brought to your attention as a courtesy.

WATER SHUTOFF LOCATION
82: - The domestic water supply main shut-off valve is outside at the left side of the building.

WATER PRESSURE

83: - The system water pressure, as measured at the exterior hose bib with a hand held pressure 
gauge, is excessive. This can result in unnecessary leakage and damage of system valves, seats and 
washers. We recommend that the water pressure regulator be adjusted (or replaced if necessary) at the 
main line as needed by a qualified, licensed plumbing contractor.
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SEWER CLEANOUT LOCATION
84: - The sewer cleanout is located on the left side of the structure.

SEWER LATERAL COMMENTS
85: - The sewer lateral pipe (a plumbing drain/waste pipe between the house and the street or septic 
tank) is buried below grade and diagnosis as such, is beyond the scope of this inspection. The sewer 
lateral condition/function may be adversely affected by tree roots and age among other factors. The sewer 
lateral may appear to be functioning as intended at the time of inspection, but doesn't necessarily reflect 
its actual condition. We recommend a camera inspection of the sewer lateral by a licensed plumbing 
contractor.

GAS METER LOCATION
86: - The gas meter is outside on left front corner of the building. The main gas supply shutoff valve is 
located on the riser pipe between the ground and the meter. This valve should be turned 90 degrees 
(either way) in order to shut off the gas.

 EXTERIOR TUB/SHOWER
87: - Shower head appears to be a 2.5 gallons per minute, which may or may not comply with current 
conservation standards. Inquire with the appropriate water district or your real estate professional for more 
information.
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Water Heater

Our review of water heaters includes the tank, water and gas connections, electrical connections, venting 
and safety valves. These items are examined for proper function, excessive or unusual wear, leakage and 
general state of repair. We do not fully review tankless/on-demand systems and suggest you consult a 
specialist. The hidden nature of piping and venting prevents inspection of every pipe, joint, vent and 
connection.

DESCRIPTION OF THE WATER HEATER
88: - Location: In a hall closet
89: - Energy source: Natural gas
90: - Capacity: 40 gallons
91: - Approximate age: 2 years old
92: - Unit type: Free standing tank
93: - Water heater input BTU Rating: 34,000

SEISMIC RESTRAINT
94: - The water heater appeared to be adequately strapped/braced, per current seismic requirements.

T/P RELEASE VALVE
95: - The water heater is equipped with a temperature and pressure relief valve (TPRV). This device is an 
important safety device and should not be altered or tampered with.

96: - Termination point of the TPR Valve discharge drain is unknown.

97: - Threaded TPRV discharge drain pipe noted. The drain pipe should not be threaded, as a 
person could cap off the drain pipe, causing a potentially dangerous situation. We recommend that the 
finding be corrected by a qualified plumbing contractor.
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98: - A portion of the discharge pipe is of an unapproved material. It must be a rigid copper or other 
approved material of the same diameter as the outlet fitting on the relief valve. This is a potential safety 
issue, and we recommend the existing nonconforming material be replaced with an approved pipe.

SAFETY PAN

99: - The safety pan drain does not drain to the exterior. This will limit its ability to prevent interior 
damage, if the water heater fails. The advice and services of a qualified plumbing contractor is 
recommended.

Heat

A heating system consists of the heating equipment, operating and safety controls, venting, and the 
means of distribution. These items are visually examined for proper function, excessive or unusual wear, 
and general state of repair. This is a non-evasive, basic function review only. We do not dismantle, 
uncover, or calculate efficiency of any system. Regular servicing and inspection of heating systems is 
encouraged.

 Forced Hot Air

BASIC INFORMATION
100: - Furnace location: Hall closet
101: - The furnace air filter is located at the furnace.

102: - Energy source: Natural gas
103: - Furnace btu input rating: 66,000 btu's
104: - Manufacturer: Payne
105: - Approximate Age: 7 years old
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GENERAL COMMENT
106: - The heating system responded to normal operating controls. Routine maintenance will keep it 
functional and maximize its service life.

107: - The unit did not appear to have been cleaned or serviced recently. We recommend that the 
furnace be cleaned, inspected, and serviced by a licensed heating contractor.

AIR FILTERS

108: - The filter(s) has accumulated debris which decreases its effectiveness and blocks air flow. 
This can dramatically decrease the efficiency of the heating system. We recommend that the filter(s) be 
removed, cleaned or replaced if necessary.

Interior

Our review of the interior includes inspection of walls, ceilings, floors, doors, windows, steps, stairways, 
balconies and railings. These features are visually examined for proper function, excessive wear, and 
general state of repair. Some of these components may not be visible/accessible because of furnishings 
and/or storage. In such cases these items are not inspected.

DESCRIPTION OF INTERIOR AND COMPONENTS 
109: - Window Material: Vinyl
110: - Window type: Single-hung and horizontal sliding
111: - Window glazing: Double pane
112: - Finished floor material: Tile
113: - Finished wall material: Drywall and/or Plaster
114: - Finished ceiling material: Drywall and/or Plaster

SMOKE ALARMS 

115: - One or more smoke alarms appear to be outdated. We recommend for safety, that the 
outdated alarms be replaced/upgraded with current alarms, that contain a sealed battery that is rated to 
last 10 years.

 CARBON MONOXIDE ALARMS 
116: - Carbon Monoxide alarm(s) noted.
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WINDOWS: OVERALL

117: - What appears to be condensation/haze between the panes of glass, noted in one or more 
windows. This usually indicates a failed seal. It is beyond the scope of this inspection to evaluate the 
integrity of multi glazed glass panes. For further information, please consult with a window specialist.

Entry Area/Hall

LIGHTS

118: - The exterior light at the front porch, is not working. The bulb may have burned out. We 
recommend that the bulb be tested and replaced, if necessary, and the proper operation of the fixture be 
verified.

Kitchen

The kitchen is visually inspected for proper function of components, active leakage, excessive or unusual 
wear, and general state of repair. We inspect built-in appliances to the extent possible using normal 
operating controls. Freestanding stoves are operated, but refrigerators, small appliances, portable 
dishwashers, and microwave ovens are not tested.

APPLIANCES TESTED
119: - The following appliances were tested: Range, stove top and built in microwave
120: - The following appliances were not tested: Dish washer
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121: - Water filtration systems are beyond the scope of this inspection. Interested parties may wish to 
consult with the appropriate specialist.

VENTILATION 
122: - Kitchen ventilation is provided by a microwave over the burners and exhausted to the exterior.

AIR GAP

123: - The dishwasher drain lacks an air-gap, as required by most manufacturers. We recommend 
that an air gap be installed to increase over all performance of the system, following the manufacturer's 
installation guidelines, by a qualified, licensed plumber.

124: - The air-gap has been incorrectly installed below the kitchen sink. If there is an obstruction in 
the line, it will cause water to flow out of the air-gap during the drain cycle of the dishwasher and flow into 
the cabinet, causing possible moisture damage. We recommend that the air-gap be installed above the 
kitchen sink in accordance with present standards. The advice and services of a qualified professional is 
recommended.
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STOVE

125: - One or more burners would not ignite when tested. We recommend that the stove be further 
evaluated and repaired by a qualified appliance specialist.

OVEN

126: - The oven light did not respond when tested. We recommend repair to restore use of this 
feature.

DISHWASHER

127: - The dishwasher was not tested due to lack of use and the possibility of leakage. We suggest 
further review.

Bedroom

Master

SMOKE DETECTOR
128: - Smoke alarm noted in this bedroom. We recommend testing all smoke alarms prior to move in, and 
periodic testing of smoke detectors to ensure batteries are charged.

Guest

SMOKE DETECTOR
129: - Smoke alarm noted in this bedroom. We recommend testing all smoke alarms prior to move in, and 
periodic testing of smoke detectors to ensure batteries are charged.
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FLOOR

130: - The cracks in the tile are probably a reflection of cracks in the structural slab below. If tiles are 
replaced, a flexible adhesive and joint filler may help prevent cracking in the future, should there be 
movement in the underlying slab. If cracks persist or get bigger, we recommend further evaluation of the 
slab by a qualified professional. We recommend the advice and services of a qualified flooring specialist 
to repair the cracked tiles.

Bathroom

Bathrooms are visually inspected for proper function of components, active leakage, excessive or unusual 
wear, and general state of repair. Fixtures are tested using normal operating features and controls. Due to 
finished surfaces such as drywall/plaster, tile, and flooring, much of the bathroom is considered 
inaccessible. We do not test or confirm proper application of secondary equipment including but not 
limited to steam units, spa tubs, heated towel bars, etc.

Hall

TOILET
131: - The toilet is a dual flush toilet, with a gallon per flush of .09 or 1.6, which may comply with current 
conservation standards. Inquire with the appropriate water district or your real estate professional for more 
information.

FIXTURES
132: - Shower head appears to be a 2.5 gallons per minute, which may or may not comply with current 
conservation standards. Inquire with the appropriate water district or your real estate professional for more 
information.
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WATER BASIN

133: - The basin drain stop diverter is not connected. We recommend that it be repaired or replaced 
to restore use of this feature.

RECEPTACLES
134: - GFCI (ground fault circuit interrupter) protection has been installed, providing an increased margin 
of safety. It is recommended that the device be tested on a monthly basis.

VENTILATION
135: - Ventilation in this bathroom is provided by a ceiling fan. This fan was operated and was found to be 
working satisfactorily.

Master

TOILET
136: - The toilet is a dual flush toilet, with a gallon per flush of .09 or 1.6, which may comply with current 
conservation standards. Inquire with the appropriate water district or your real estate professional for more 
information.

FIXTURES
137: - Shower head appears to be a 2.5 gallons per minute, which may or may not comply with current 
conservation standards. Inquire with the appropriate water district or your real estate professional for more 
information.

WATER BASIN

138: - The drain stop is missing. We recommend that the drain stop, and all necessary components, 
be replaced to restore use of this feature.

RECEPTACLES
139: - GFCI (ground fault circuit interrupter) protection has been installed, providing an increased margin 
of safety. It is recommended that the device be tested on a monthly basis.
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LIGHTS

140: - One of the light fixtures is not working. The bulb may have burned out. We recommend that 
the bulb be tested and replaced, if necessary, and the proper operation of the fixture be verified.

SHOWER WALLS

141: - There are cracked tiles in the shower. We recommend that the tiles be replaced or repaired, by 
a qualified tradesperson. Correction decreases the probability of excessive deterioration.

VENTILATION
142: - Ventilation in this bathroom is provided by a ceiling fan. This fan was operated and was found to be 
working satisfactorily.

Laundry Area

Laundry areas and/or laundry rooms are visually inspected for general state of repair. Due to their hidden 
nature, we do not review appliances, connections, hookups, or venting.

LIMITATIONS
143: - The connections for the washer and dryer were not visible. Further study is recommended.
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WASHER/DRYER

144: - As a preventive measure, we recommend that a drained catch pan be installed under the 
washing machine to prevent leakage into the flooring and damage to surrounding areas in the event of a 
leak or overflow.

		 Locations of Emergency Controls

In an emergency, you may need to know where to shut off the gas, the water and/or the electrical system. 
We have listed below these controls and their location for your convenience. We urge that you familiarize 
yourself with their location and operation.

METER & MAIN LOCATION
ELECTRICAL 
145: - The meter and main electrical service panel are outside on the left-front corner of the building.

MAIN DISCONNECT LOCATION
ELECTRICAL 
146: - The main electrical service disconnect is outside on the left-front corner of the house.
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WATER SHUTOFF LOCATION
PLUMBING
147: - The domestic water supply main shut-off valve is outside at the left side of the building.

SEWER CLEANOUT LOCATION
PLUMBING
148: - The sewer cleanout is located on the left side of the structure.

GAS METER LOCATION
PLUMBING
149: - The gas meter is outside on left front corner of the building. The main gas supply shutoff valve is 
located on the riser pipe between the ground and the meter. This valve should be turned 90 degrees 
(either way) in order to shut off the gas.
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Environmental Concerns

Environmental issues include but are not limited to radon, fungi/mold, asbestos, lead paint, lead 
contamination, toxic waste, formaldehyde, electromagnetic radiation, buried fuel oil tanks, ground water 
contamination  and soil contamination.  We are not trained or licensed to recognize or discuss any of 
these materials.  We may make reference to one of more of these materials in this report when we 
recognize one of the common forms of these substances.  If further study or analysis seems prudent, the 
advice and services of the appropriate specialists are advised.
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Executive Summary

This is a summary review of the inspector's findings during this inspection.  However, it does not contain 
every detailed observation.  This is provided as an additional service to our client, and is presented in the 
form of a listing of the items which, in the opinion of your inspector, merit further attention, investigation, or 
improvement.  Some of these conditions are of such a nature as to require repair or modification by a 
skilled craftsman, technician, or specialist.  Others can be easily handled by a homeowner such as 
yourself.

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

Exterior/Site/Grounds

FENCING

s-1: - The fence, noted at the right and left side of the property, has a noticeable lean and is showing 
deterioration. We recommend that it be repaired or replaced by a qualified professional.

SUMP PUMP

s-2: - The sump pump which was installed at the right front grounds, did not respond to test (it is 
possible that it was not plugged in). Inquiries of the seller may provide additional information. The advice 
and services of a qualified professional may be needed.

DOWNSPOUTS

s-3: - Downspout extension recommended at the bottom of the downspout, noted at the left front 
corner. An added extension will help channel water away from home's foundation and siding effectively.

s-4: - Splash blocks Perry

PEST CONTROL

s-5: - Droppings from possible wood destroying organisms noted at the roof. Wood destroying 
organisms are beyond the scope of this inspection. Review of a current pest control report may provide 
additional information.

DRIVEWAY

s-6: - Cracks and evidence of settlement were noted in sections of the concrete driveway. The 
cracks were noted to be approx. 1/16" to 1/4" wide. This is a common condition and implies that some 
movement has occurred, as is typical of most homes. We recommend sealing to prevent erosion, and 
monitoring over time.

STUCCO

s-7: - There is no horizontal weep or moisture escape method at the horizontal stucco, noted at the 
left side of the structure. Current standards recommend a weep screed to help the stucco drain properly. 
This condition makes the siding vulnerable to moisture and pest related damage. Upgrades are 
recommended.
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OUTDOOR RECEPTACLES

s-8: - The GFCI receptacles, noted at the left rear, did not trip when tested. This suggests improper 
wiring or defective devices. We recommend they be rewired or replaced, by a qualified, licensed 
electrician, for safety.

s-9: - An outlet, noted at the left rear, is not water resistant once a cord is plugged in. This is a 
potential safety hazard. We recommend that the proper receptacle with the bubble cover be installed, by a 
qualified electrician.

s-10: - The receptacle, noted adjacent to the front door is not properly secured. We recommend for 
safety, that the receptacle be properly secured.

WIRING

s-11: - Conduit not secure, noted adjacent to the gas meter. We recommend that it be properly 
secured to avoid damage to the conduit and associated components.

Roofing

Low Slope/Flat

SURFACE 

s-12: - The roof surface shows wear due to exposure but appears to have been properly installed 
and is in a condition deemed acceptable for its age. We recommend inquiries of a qualified, licensed 
roofing contractor to advise the life expectancy.

JACK FLASHING

s-13: - We recommend periodically re-sealing the jack flashing during the course of regular 
maintenance.

Tile

GENERAL COMMENT

s-14: - Batten deterioration noted under the first row of tiles. We recommend that the deteriorated 
wood be repaired or replaced. We recommend further evaluation and repair as needed by a qualified, 
licensed roofing contractor. Correction decreases the probability of excessive deterioration.

SURFACE

s-15: - A tile has slid from its original location, noted at the right side of the structure. There is the 
potential for moisture intrusion at this location. We recommend that the tile be put back into place as 
needed, by a qualified, licensed roofing contractor.

s-16: - One or more damaged roof tiles were noted. There is the potential for moisture intrusion at 
these locations. We recommend repair or replacement of all broken tile, by a qualified, licensed roofing 
contractor.



Page 33 of 44Copyright© 2010-2018, SPECTACULAR, 4 Seasons Home Inspections, David Aronovici, CCI, ACI  179388808

s-17: - Tile roof did not have bird stops installed at the first course of tiles. A bird stop prevents birds 
and others from entering below the tile and nesting which could possible cause damage. We recommend 
installing bird stops.

GUTTERS

s-18: - Debris was present in the gutters. We recommend that all debris be removed to ensure 
proper drainage. The condition of the gutters can be better assessed at that time.

Plumbing

WATER PRESSURE

s-19: - The system water pressure, as measured at the exterior hose bib with a hand held pressure 
gauge, is excessive. This can result in unnecessary leakage and damage of system valves, seats and 
washers. We recommend that the water pressure regulator be adjusted (or replaced if necessary) at the 
main line as needed by a qualified, licensed plumbing contractor.

SEWER LATERAL COMMENTS
s-20: - The sewer lateral pipe (a plumbing drain/waste pipe between the house and the street or septic 
tank) is buried below grade and diagnosis as such, is beyond the scope of this inspection. The sewer 
lateral condition/function may be adversely affected by tree roots and age among other factors. The sewer 
lateral may appear to be functioning as intended at the time of inspection, but doesn't necessarily reflect 
its actual condition. We recommend a camera inspection of the sewer lateral by a licensed plumbing 
contractor.

Water Heater

T/P RELEASE VALVE

s-21: - Threaded TPRV discharge drain pipe noted. The drain pipe should not be threaded, as a 
person could cap off the drain pipe, causing a potentially dangerous situation. We recommend that the 
finding be corrected by a qualified plumbing contractor.

s-22: - A portion of the discharge pipe is of an unapproved material. It must be a rigid copper or 
other approved material of the same diameter as the outlet fitting on the relief valve. This is a potential 
safety issue, and we recommend the existing nonconforming material be replaced with an approved pipe.

SAFETY PAN

s-23: - The safety pan drain does not drain to the exterior. This will limit its ability to prevent interior 
damage, if the water heater fails. The advice and services of a qualified plumbing contractor is 
recommended.
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Heat

 Forced Hot Air

GENERAL COMMENT

s-24: - The unit did not appear to have been cleaned or serviced recently. We recommend that the 
furnace be cleaned, inspected, and serviced by a licensed heating contractor.

AIR FILTERS

s-25: - The filter(s) has accumulated debris which decreases its effectiveness and blocks air flow. 
This can dramatically decrease the efficiency of the heating system. We recommend that the filter(s) be 
removed, cleaned or replaced if necessary.

Interior

SMOKE ALARMS 

s-26: - One or more smoke alarms appear to be outdated. We recommend for safety, that the 
outdated alarms be replaced/upgraded with current alarms, that contain a sealed battery that is rated to 
last 10 years.

WINDOWS: OVERALL

s-27: - What appears to be condensation/haze between the panes of glass, noted in one or more 
windows. This usually indicates a failed seal. It is beyond the scope of this inspection to evaluate the 
integrity of multi glazed glass panes. For further information, please consult with a window specialist.

Entry Area/Hall

LIGHTS

s-28: - The exterior light at the front porch, is not working. The bulb may have burned out. We 
recommend that the bulb be tested and replaced, if necessary, and the proper operation of the fixture be 
verified.

Kitchen

AIR GAP

s-29: - The dishwasher drain lacks an air-gap, as required by most manufacturers. We recommend 
that an air gap be installed to increase over all performance of the system, following the manufacturer's 
installation guidelines, by a qualified, licensed plumber.

s-30: - The air-gap has been incorrectly installed below the kitchen sink. If there is an obstruction in 
the line, it will cause water to flow out of the air-gap during the drain cycle of the dishwasher and flow into 
the cabinet, causing possible moisture damage. We recommend that the air-gap be installed above the 
kitchen sink in accordance with present standards. The advice and services of a qualified professional is 
recommended.
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STOVE

s-31: - One or more burners would not ignite when tested. We recommend that the stove be further 
evaluated and repaired by a qualified appliance specialist.

OVEN

s-32: - The oven light did not respond when tested. We recommend repair to restore use of this 
feature.

DISHWASHER

s-33: - The dishwasher was not tested due to lack of use and the possibility of leakage. We suggest 
further review.

Bedroom

Guest

FLOOR

s-34: - The cracks in the tile are probably a reflection of cracks in the structural slab below. If tiles 
are replaced, a flexible adhesive and joint filler may help prevent cracking in the future, should there be 
movement in the underlying slab. If cracks persist or get bigger, we recommend further evaluation of the 
slab by a qualified professional. We recommend the advice and services of a qualified flooring specialist 
to repair the cracked tiles.

Bathroom

Hall

WATER BASIN

s-35: - The basin drain stop diverter is not connected. We recommend that it be repaired or replaced 
to restore use of this feature.

Master

WATER BASIN

s-36: - The drain stop is missing. We recommend that the drain stop, and all necessary components, 
be replaced to restore use of this feature.

LIGHTS

s-37: - One of the light fixtures is not working. The bulb may have burned out. We recommend that 
the bulb be tested and replaced, if necessary, and the proper operation of the fixture be verified.

SHOWER WALLS

s-38: - There are cracked tiles in the shower. We recommend that the tiles be replaced or repaired, 
by a qualified tradesperson. Correction decreases the probability of excessive deterioration.
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Laundry Area

WASHER/DRYER

s-39: - As a preventive measure, we recommend that a drained catch pan be installed under the 
washing machine to prevent leakage into the flooring and damage to surrounding areas in the event of a 
leak or overflow.
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CREIA STANDARDS OF PRACTICE 
 
Residential Standards - Four or Fewer Units 
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• Revised April 15, 2006 — Effective July 1, 2006 
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Note: Italicized words in this document are defined in the Glossary of Terms. 
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1. Foundation, Basement, and Under-floor Areas 
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4. Attic Areas and Roof Framing 
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7. Heating and Cooling 
8. Fireplaces and Chimneys 
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IV. Glossary of Terms 
 
I. Definitions and Scope 
These Standards of Practice provide guidelines for a real estate inspection and define certain 
terms relating to these inspections. Italicized words in these Standards are defined in Part 
IV. Glossary of Terms. 
A. A real estate inspection is a survey and basic operation of the systems and components of 
a building, which can be reached, entered, or viewed without difficulty, moving obstructions, or 
requiring any action, which may result in damage to the property or personal injury to 
the Inspector. The purpose of the inspection is to provide the Client with information regarding the 
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general condition of the building(s). Cosmetic and aesthetic conditions shall not be considered. 
B. A real estate inspection report provides written documentation of material defects discovered 
in the inspected building’s systems and components which, in the opinion of the Inspector, 
are safety hazards, are not functioning properly, or appear to be at the ends of their service lives. 
The report may include the Inspector's recommendations for correction or further evaluation. 
C. Inspections performed in accordance with these Standards of Practice are not technically 
exhaustive and shall apply to the primary building and its associated primary parking structure. 
II. Standards of Practice 
A real estate inspection includes the readily accessible systems and components or 
a representative number of multiple similar components listed in Sections 1 through 9 subject to 
the limitations, exceptions, and exclusions in Part III. 
 
1. Foundation, Basement, and Under-floor Areas 
A. Items to be inspected: 

1. Foundation system 
2. Floor framing system 
3. Under-floor ventilation 
4. Foundation anchoring and cripple wall bracing 
5. Wood separation from soil 
6. Insulation 

B. The inspector is not required to: 

1. Determine size, spacing, location, or adequacy of foundation bolting/bracing components 
or reinforcing systems 

2. Determine the composition or energy rating of insulation materials 
 
2. Exterior 
A. Items to be inspected: 

1. Surface grade directly adjacent to the buildings 
2. Doors and windows 
3. Attached decks, porches, patios, balconies, stairways, and their enclosures, handrails 

and guardrails. 
4. Wall cladding and trim 
5. Portions of walkways and driveways that are adjacent to the buildings 
6. Pool or spa drowning prevention features, for the sole purpose of identifying which, if any, 

are present 
B. The inspector is not required to: 
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1. Inspect door or window screens, shutters, awnings, or security bars 
2. Inspect fences or gates or operate automated door or gate openers or their safety 

devices 
3. Use a ladder to inspect systems or components 
4. Determine if any pool/spa safety equipment, manufacturers' design standards or testing 

is Sufficient or otherwise conforms to regulatory requirements or other applicable 
standards; determine if any drowning prevention feature of a pool or spa is installed 
properly or is adequate or effective. Test or operate any drowning prevention feature. 

3. Roof Covering 
A. Items to be inspected: 

1. Covering 
2. Drainage 
3. Flashings 
4. Penetrations 
5. Skylights 

B. The inspector is not required to: 

1. Walk on the roof surface if in the opinion of the Inspector there is risk of damage or a 
hazard to the Inspector 

2. Warrant or certify that roof systems, coverings, or components are free from leakage 
 
4. Attic Areas and Roof Framing 
A. Items to be inspected: 

1. Framing 
2. Ventilation 
3. Insulation 

B. The inspector is not required to: 

1. Inspect mechanical attic ventilation systems or components 
2. Determine the composition or energy rating of insulation materials 

 
5. Plumbing 
A. Items to be inspected: 

1. Water supply piping 
2. Drain, waste, and vent piping 
3. Faucets and fixtures 
4. Fuel gas piping 
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5. Water heaters 
6. Functional flow and functional drainage 

B. The inspector is not required to: 

1. Fill any fixture with water, inspect overflow drains or drain-stops, or evaluate backflow 
devices, waste ejectors, sump pumps, or drain line cleanouts 

2. Inspect or evaluate water temperature balancing devices, temperature fluctuation, time to 
obtain hot water, water circulation, or solar heating systems or components 

3. Inspect whirlpool baths, steam showers, or sauna systems or components 
4. Inspect fuel tanks or determine if the fuel gas system is free of leaks 
5. Inspect wells or water treatment systems 

 
6. Electrical 
A. Items to be inspected: 

1. Service equipment 
2. Electrical panels 
3. Circuit wiring 
4. Switches, receptacles, outlets, and lighting fixtures 

B. The inspector is not required to: 

1. Operate circuit breakers or circuit interrupters 
2. Remove cover plates 
3. Inspect de-icing systems or components 
4. Inspect private or emergency electrical supply systems or components 

7. Heating and Cooling 
A. Items to be inspected: 

1. Heating equipment 
2. Central cooling equipment 
3. Energy source and connections 
4. Combustion air and exhaust vent systems 
5. Condensate drainage 
6. Conditioned air distribution systems 

B. The inspector is not required to: 

1. Inspect heat exchangers or electric heating elements 
2. Inspect non-central air conditioning units or evaporative coolers 
3. Inspect radiant, solar, hydronic, or geothermal systems or components 
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4. Determine volume, uniformity, temperature, airflow, balance, or leakage of any air 
distribution system 

5. Inspect electronic air filtering or humidity control systems or components 
8. Fireplaces and Chimneys 
A. Items to be inspected: 

1. Chimney exterior 
2. Spark arrestor 
3. Firebox 
4. Damper 
5. Hearth extension 

B. The inspector is not required to: 

1. Inspect chimney interiors 
2. Inspect fireplace inserts, seals, or gaskets 
3. Operate any fireplace or determine if a fireplace can be safely used 

9. Building Interior 
A. Items to be inspected: 

1. Walls, ceilings, and floors 
2. Doors and windows 
3. Stairways, handrails, and guardrails 
4. Permanently installed cabinets 
5. Permanently installed cook-tops, mechanical range vents, ovens, dishwashers, and food 

waste disposals 
6. Absence of smoke and carbon monoxide alarms 
7. Vehicle doors and openers 

B. The inspector is not required to: 

1. Inspect window, door, or floor coverings 
2. Determine whether a building is secure from unauthorized entry 
3. Operate, test or determine the type of smoke or carbon monoxide alarms or test vehicle 

door safety devices 
4. Use a ladder to inspect systems or components 

III. Limitations, Exceptions and Exclusions 
A. The following are excluded from a real estate inspection: 

1. Systems or components of a building, or portions thereof, which are not readily 
accessible, not permanently installed, or not inspected due to circumstances beyond the 
control of the Inspector or which the Client has agreed or specified are not to be inspected 
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2. Site improvements or amenities, including, but not limited to; accessory buildings, fences, 
planters, landscaping, irrigation, swimming pools, spas, ponds, waterfalls, fountains or 
their components or accessories 

3. Auxiliary features of appliances beyond the appliance’s basic function 
4. Systems or components, or portions thereof, which are under ground, under water, or 

where the Inspector must come into contact with water 
5. Common areas as defined in California Civil Code section 1351, et seq., and any 

dwelling unit systems or components located in common areas 
6. Determining compliance with manufacturers’ installation guidelines or specifications, 

building codes, accessibility standards, conservation or energy standards, regulations, 
ordinances, covenants, or other restrictions 

7. Determining adequacy, efficiency, suitability, quality, age, or remaining life of 
any building, system, or component, or marketability or advisability of purchase 

8. Structural, architectural, geological, environmental, hydrological, land surveying, or soils- 
related examinations 

9. Acoustical or other nuisance characteristics of any system or component of 
a building, complex, adjoining property, or neighborhood 

10. Conditions related to animals, insects, or other organisms, including fungus and mold, 
and any hazardous, illegal, or controlled substance, or the damage or health risks arising 
there from 

11. Risks associated with events or conditions of nature including, but not limited to; 
geological, seismic, wildfire, and flood 

12. Water testing any building, system, or component or determine leakage in shower pans, 
pools, spas, or any body of water 

13. Determining the integrity of hermetic seals at multi-pane glazing 
14. Differentiating between original construction or subsequent additions or modifications 
15. Reviewing information from any third-party, including but not limited to; product defects, 

recalls, or similar notices 
16. Specifying repairs/replacement procedures or estimating cost to correct 
17. Communication, computer, security, or low-voltage systems and remote, timer, sensor, or 

similarly controlled systems or components 
18. Fire extinguishing and suppression systems and components or determining fire resistive 

qualities of materials or assemblies 
19. Elevators, lifts, and dumbwaiters 
20. Lighting pilot lights or activating or operating any system, component, or appliance that 

is shut down, unsafe to operate, or does not respond to normal user controls 
21. Operating shutoff valves or shutting down any system or component 
22. Dismantling any system, structure, or component or removing access panels other than 

those provided for homeowner maintenance 
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B. The Inspector may, at his or her discretion: 
1. Inspect any building, system, component, appliance, or improvement not included or 

otherwise excluded by these Standards of Practice. Any such inspection shall comply with 
all other provisions of these Standards. 

2. Include photographs in the written report or take photographs for Inspector’s reference 
without inclusion in the written report. Photographs may not be used in lieu of written 
documentation. 

IV - Glossary of Terms 
Note: All definitions apply to derivatives of these terms when italicized in the text. 

• Appliance: An item such as an oven, dishwasher, heater, etc. which performs a 
specific function 

• Building: The subject of the inspection and its primary parking structure  
• Component: A part of a system, appliance, fixture, or device 
• Condition: Conspicuous state of being  
• Determine: Arrive at an opinion or conclusion pursuant to a real estate inspection  
• Device: A component designed to perform a particular task or function  
• Fixture: A plumbing or electrical component with a fixed position and function  
• Function: The normal and characteristic purpose or action of a system, 

component, or device 
• Functional Drainage: The ability to empty a plumbing fixture in a reasonable time 
• Functional Flow: The flow of the water supply at the highest and farthest fixture from 

the building supply shutoff valve when another fixture is used simultaneously  
• Inspect: Refer to Part I, “Definition and Scope”, Paragraph A 
• Inspector: One who performs a real estate inspection  
• Normal User Control: Switch or other device that activates a system or component and 

is provided for use by an occupant of a building 
• Operate: Cause a system, appliance, fixture, or device to function using normal user 

controls 
• Permanently Installed: Fixed in place, e.g. screwed, bolted, nailed, or glued 
• Primary Building: A building that an Inspector has agreed to inspect 
• Primary Parking Structure: A building for the purpose of vehicle storage associated 

with the primary building 
• Readily Accessible: Can be reached, entered, or viewed without difficulty, moving 

obstructions, or requiring any action which may harm persons or property 
• Real Estate Inspection: Refer to Part I, “Definitions and Scope”, Paragraph A 
• Representative Number: Example, an average of one component per area for multiple 

similar components such as windows, doors, and electrical outlets 
• Safety Hazard: A condition that could result in significant physical injury 
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• Shut Down: Disconnected or turned off in a way so as not to respond to normal user 
controls 

• System: An assemblage of various components designed to function as a whole 
• Technically Exhaustive: Examination beyond the scope of a real estate 

inspection, which may require disassembly, specialized knowledge, special equipment, 
measuring, calculating, quantifying, testing, exploratory probing, research, or analysis 
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