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Dear John Smith,
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My report is designed to be clear, easy to understand, and helpful. Please take the time to review 
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would like, please feel free to call me 484-995-9444. I would be happy to answer any questions 
you may have.

Thank you for the opportunity to be of service to you.

Sincerely,

Daniel Keogh
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Introduction

Mold Inspection
A Mold inspection is primarily a visual non-intrusive examination of a building to identify areas of moisture 
that may lead to mold or fungal growth. The Mold Inspection Report will contain recommendations 
regarding conditions reported and may contain recommendations for further evaluation by appropriate 
industry professionals.
Also included in the report are suggestions for preventative measures that could potentially reduce the 
possibility of moisture issues and future mold conditions.
Mold needs two things to grow a food source and moisture. Many of the building materials a home is 
made of and many of the items in a home provide a good food source for mold growth. Therefore, the 
limiting factor for mold growth in a home is moisture control.

Threshold Limit Values (TLVs) and Guildines
The Threshold Limit Values (TLVs) refer to air concentrations of substances and represent conditions 
under which, it is believed, people may be repeatedly exposed, day after day, without adverse health 
effects. But sufficient information is not currently available to formulate conclusive standards. There are no 
mandatory limits against which inspectors can compare measurements of air or surface-sampling 
concentrations to correlate or connect negative health effects to mold exposure. Data on the range of 
inhalation exposures to mold are limited, and the methods that inspectors use to collect and analyze 
microbial growth (mold) vary widely.
Even if limits were set, they would be arbitrary standards because the data for any cause-and-effect 
relationships on which to base limits for mold exposure are few and inconsistent. The problem lies in the 
fact that biological exposures are often very complex mixtures of variable composition. Qualitative and 
quantitative information about mold (biological) exposure and any negative health effects is often 
imprecise because it is difficult to isolate biological materials, and the presence of materials other than 
those intended to be sampled could contribute to some of the health symptoms manifested by the 
exposed person.
Although the issue of whether exposure to indoor fungi causes adverse health effects is controversial, 
there is no doubt that a severely mold-contaminated building can suffer structural damage and that a 
foul-smelling, fungus-filled building is aesthetically unpleasing. Controversies about health effects aside, 
the latter two concerns are sufficient to merit a Complete Mold Inspection and remediation when an 
environment is found to have fungal contamination.

Scope of the Inspection
The Mold Inspection and Sampling consist of a visual assessment of the readily accessible areas of the 
home. The inspector will inspect the home (exterior and interior) for apparent mold and conditions 
conducive to mold growth, i.e. moisture, water intrusion, and conditions that can lead to water intrusion. 
The Mold Inspection includes 1 exterior air sample (control sample), 1 interior air sample, and 1 air or 
physical sample with the location designated by you, the client.
After the visual inspection, mold sampling locations will be recommended to you the client. The 
opportunity will be provided to you, the client, to have samples taken in areas of the Subject Property You 
Designate, to establish the presence and type(s) of possible microbial contamination.
Samples will be sent to an accredited lab for analysis. The Lab report with a summary will be provided 
along with this report, which explains the various types of mold, along with any recommended action(s).
A mold inspection is valid for the date of the inspection and cannot predict future mold growth. Because 
conditions conducive to mold growth in a building can vary greatly over time, the results of a mold 
inspection (examination and sampling) can be relied upon only for the time the inspection was conducted.
See MOLD Inspection & Sampling Agreement for full details and limitations.
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MOLD SAMPLING

Air Sampling
It can be typical to have mold spores in the air outside and inside. Mold spores can travel from outside into 
the home through windows and doors. The level or concentration of the mold inside compared to the 
outside determines its significance. One air sample test accurately describes the amount of spores in the 
air at the time of the test and can and does vary from moment to moment or day by day. A commonly 
asked question is why a test is needed outdoors. The answer is that an outdoor test is a baseline, or the 
reference to compare to the spore count indoors. The air test outside provides a way to gauge if the air in 
the house has less or more mold than the air outside. If the mold count is higher inside than the mold 
count outside, then we know that there is more mold in the air inside the home than there is in the air 
outside. In the case where the indoor mold count is higher than the outdoor mold count, we need to 
consider why and determine if corrective action is needed.

Surface Sampling
A surface sample is taken when there is Visible Evidence Present of mold or possible mold growth. The 
sample is taken to identify the type of mold on that surface. It does not identify the species but the type. 
There are more than 1 million different species of mold. The swab samples taken during this inspection 
will identify the family of species but not the actual species. This sample would require the laboratory to 
grow the sample which can be done but usually is not necessary as long as the mold can be identified to a 
specific family or category.
Why do surface samples? Why not just do an air sample? Because the mold in the air may be different 
from the mold on the surface sample. Comparing the two samples can reveal if the mold is in the same 
family or category.
If I see mold on a surface, why can't I just sample that surface? Why do I need an air sample? The answer 
is maybe you can, but without an air sample, you don't know if the mold spores are everywhere or just on 
that surface.

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

 =  Mold remediation is needed by a qualified professional. 

 =  Correction is needed to stop or reduce water intrusion. 

 =  Improvement recommended to reduce the possibility of water intrusion.
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General Information

INSPECTION TYPE
Mold & Moisture Inspection

DATE OF INSPECTION:
Thursday, August 31, 2023

REPORT ID:
23119900

REPORT PREPARED FOR:
John Smith
(484) 000-0000,  notreal@gmail.com

PRESENT AT INSPECTION:
Contractor
Owner

PROPERTY ADDRESS:
100 Nice Street
Phoenixville, PA 19460

APPROXIMATE AGE:
21 Years

STRUCTURE STYLE:
Colonial

OCCUPANCY STATUS:
Occupied, Furnished

WEATHER AT TIME OF INSPECTION:
Sunny
62 Degrees
Humidity 78%

TEST SAMPLES
Air Samples Collected Outside: Yes 1 Sample
Air Samples Collected Inside: Yes 2 Samples
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Dan Keogh Owner/Inspector

I represent that I am a full member in good standing of the International Association of Certified Indoor Air 
Consultants (IAC2), the International Association of Certified Home Inspectors (InterNACHI), and the 
American Society of Home Inspectors (ASHI).

LICENSE & CERTIFICATION
.

INTERNATIONAL ASSOCIATION OF CERTIFIED INDOOR AIR CONSULTANTS
IAC2 #23631

INTERNATIONAL ASSOCIATION OF CERTIFIED HOME INSPECTORS
InterNACHI #13121612
Certified Mold Inspector
Certified Indoor Air Quality Inspector
Certified Moisture Intrusion Inspector
Certified Infrared Thermographer

EXTERIOR DESIGN INSTITUTE #PA109
Moisture Analyst
Building Envelope Inspector

INFRARED TRAINING CENTER LEVEL 1 THERMOGRAPHER
ITC #215058
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Roof

The key to mold control is moisture control.  
The following items are important to reducing water intrusion and conditions conducive to mold growth: 
1. Maintaining a functional roof covering on the home
2. Proper fleshing and sealing at roof penetrations
3. Proper flashing at roof and wall intersections
4. Maintaining the chimney structure
5. Proper Flashing and sealing at chimneys 
6. Keeping gutters clean and in functional condition 
Note: This is not an exhaustive inspection of the roofing system 

BASIC INFORMATION
Condition of roofing material: Appears Satisfactory but improvement needed
Flashing at Penetrations: Good 
Wall Flashing: Improvement needed 
Chimney(s): Good 
Gutters: Good 

ASPHAT SHINGLES
The asphalt fiberglass shingles on the roof appear to be in functional condition.
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A small hole was noted at the ridge cap at the front of the house. A qualified roof should repair the 
damaged ridge cap to prevent the possibility of water intrusion.

ROOF FAN
The cover on the roof fan feels secure. The fan appears to be well sealed to the roof.
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PLUMBING VENTS
There is visible flashing installed around the plumbing stacks. No damage. Good.

FLASHINGS

Missing kick-out or diverter flashings were noted at the front of the house in two locations.
The flashing detail called a kick-out is needed at locations where a roof ends on an exterior wall. The 
kick-out prevents water from running behind the siding and from streaking down the front of the siding by 
diverting it from the roof surface into the gutter. 
Proper flashings reduce the chances of water intrusion. 
A qualified siding contractor should install the kick-out flashings.
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MANUFACTURED CHIMNEY
The chimney chase appears vertical and straight. The galvanized steel cap and termination cap appear to 
be in good shape. The storm collar and flue pipe appear to be well sealed. This joint should be checked 
annually and maintained to prevent water from entering the chimney chase and running down the flue 
pipe.

Note:  This inspection does not include an inspection of the chimney flue.

Option 1 & 2 for kick out or diverter 
flashing

Option 3 for diverter flashing
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GUTTERS
The gutters appear to be functional. 
The gutters appear to be securely attached to the house. 
The gutters appear sloped towards the downspouts. 

Gutters require regular maintenance to function properly. The gutters should be kept clean and the gutter 
seam and joints re-sealed as needed.
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Exterior

The key to mold control is moisture control.  
The following items are important to reducing water intrusion and conditions conducive to mold growth: 
1. Maintaining the exterior siding/cladding
2. Keeping penetrations through the siding/cladding well sealed 
3. Maintaining windows & trim
4. Maintaining doors & trim
5. Proper drainage away from the house

Note: Inspecting underground drainage systems and window well drainage is beyond the scope of this 
inspection 

BASIC INFORMATION
Exterior Finish Materials: Functional condition but improvements needed 
Windows: Good 
Doors: Wood decay noted 
Ground Sloped Away From House: Improvement needed in areas 
Downspouts Directing Water Away From House: No, some downspouts need adjustment 
Exterior Air Sample(s) collected: An exterior baseline air sample was collected and sent to the laboratory 
for analysis. See lab report results 
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GRADING & DRAINAGE

Poor drainage (grading) was noted near the foundation on the left side.
The ground slopes towards the house.

Poor drainage (grading) was noted near the foundation at the front of the house. There is a slump (low 
area). 

The soil around the home should be graded to take water away from the foundation. In order for drainage 
to be effective, the landscaping must be configured so that the yard is sloped away from the foundation at 
a pitch of no less than 6 inches in the first ten feet. Failure to maintain sufficient drainage will cause rain 
and surface runoff to drain toward the foundation where it can seep into basements and crawlspaces.

Left side of house Hard to see with trailer here but the 
ground slopes towards the house

Front of house Low/slumped area
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DOWNSPOUTS

Downspouts were noted draining too close to the house at the front of the house to the left of the front 
entrance, at the back left corner, and at the right front corner where there is a broken drain pipe. 
The downspout should be extended to take water further away from the house. 
Water should not be allowed to drain right next to the foundations. Ideally, the downspout should extend 4 
to 6 feet away from the house.   
A qualified person should extend the spout.

EXTERIOR FINISH MATERIALS

Damaged siding was noted to the right of the basement exterior door. 
Damaged siding can allow water intrusion into the exterior walls. 
A qualified siding contractor should repair as needed.

Front of house Back left corner Right front corner
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Unsealed exterior wall penetrations were noted. 
All pipes, vents, cables, and other wall penetrations should be sealed with exterior-grade caulking to 
prevent water intrusion and energy loss.

Gas line left side of house Exterior spigot left side of house Sump Pump discharge pipe left side of 
the house

Rear of house under the deck
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The front exterior wall near the front entrance rests flush with the concrete landing. No provisions 
have been installed to prevent water from running under the exterior wall. No provisions have been 
installed to direct water that gets behind the siding out to the exterior. 

Water that hits the hard surface of the concrete landing can run under the wall and become trapped 
between the wall framing and the concrete landing. This will damage the wall over time. 

Note: The floor frame on the interior of the home is not visible. The finish ceiling prevents inspecting the 
floor framing in this area for water intrusion. 

The bottom edge of the vinyl siding must be clear to allow water that gets behind the siding to drain out to 
the exterior. When the bottom of an exterior wall is up against a hard surface flashing needs to be 
installed. L flashing should be installed up behind the siding and behind any building paper or house wrap. 
The flashing should extend out onto the hard surface. Also the wall patio intersection must be sealed to 
prevent water from running under the flashings. 

The exterior of the home is made up of two components, the watershed (siding, stucco, simulated stone or 
brick etc.) and the water barrier or drainage plane (building paper or house wrap). Obviously, the water 
shed takes most of the weather and deflects most of the rainwater away from the house. However, some 
water will still get past the watershed. This happens mostly at wall joints, inside and outside corners, 
window and door penetrations, deck attachments, etcetera, and can be accelerated by wind-driven rain, 
snow, or ice.   For this reason, the water barrier (house wrap or building paper) must form a drainage 
plane to direct water down the wall and out to the exterior. The seams and overlaps of the water barrier 
must be installed in shingle-like fashion. The windows and doors as well as any other penetrations in the 
exterior must be flashed and the flashings must be integrated in shingle-like fashion with the drainage 
plane. The lack of proper flashings, incorrect overlaps at flashing details, holes or damage in the water 
barrier, and incorrect overlaps in the water barrier can all allow water to penetrate the drainage plane and 
lead to damage to the exterior wall.
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Shrubs and trees were noted growing on the side of the house. Shrubs and tree limbs should not be 
leaning on or touching the house. 
Plants on the side of a house can hold moisture against the house for extended periods of time. This can 
contribute to decay and water intrusion.  
Pruning of the shrubs and trees around the house is recommended.

DOORS

Wood decay was noted at the bottom of the main entry door where the side jams meet the threshold. 
Some deterioration was also noted on the door itself. 
To prevent the possibility of water intrusion a qualified contractor should repair as needed.
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DECKS, PORCHES, PATIOS
Flashing was noted where the deck ledger board is attached to the house, good. 
Flashing is visible above and behind the ledger board.
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Basement/Crawl Space

The key to mold control is moisture control.
The following items are important to reducing conditions conducive to mold growth in the basement/crawl 
space:
1. Proper exterior drainage away from the house to prevent water intrusion
2. Maintain interior foundation drainage systems
3. Keeping the humidity levels below 60%.
Note: Inspecting underground drainage pipes is beyond the scope of this inspection. 

BASIC INFORMATION 
Inspection Restrictions: Insulation, Wall Coverings and Ceiling Covering
Mold or Mold-like Growth: None Visible
Evidence of Water Intrusion: No 
Foundation Drainage System: Yes 
Basement Walls: Good
Basement Ceilings: Good 
Basement Floors: Good  
Basement Sample(s) Collected: Yes and an air sample was collected and sent to the laboratory for 
analysis. See lab sample report..
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LIMITATIONS 
The moisture intrusion inspection of the basement is restricted by the finished walls and ceiling. Limited 
visual access. Much of the floor structure and foundation can not be seen. There may be conditions that 
need improving or correction that can not be seen.

FOUNDATION
At the time of the inspection, there were no signs of water intrusion in the basement.  The basement 
appeared dry.  

Note: In the short time of this inspection, it is impossible to determine prior or future water penetration 
problems. Conditions that affect the basement's dryness (weather, wind, and temperature) will vary 
greatly during the course of a year.
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WATERPROOFING
There is a sump pump in the basement. 
There was no water in the sump pump well at the time of the inspection.
The sump pump functioned when tested.

FLOOR FRAMING
There were no water stains visible on the floor framing in the accessible area.

WALLS
There were no visible signs of water stains or mold growth on the walls.
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Mold or mold-like growth was noted on the backside of the finished wall in the basement office. Mold 
or mold-like growth was noted on the back side of the sheetrock. 
The owner reported that the discolored area of sheetrock is going to be removed. A sample of the 
discolored sheetrock was not taken.

CEILINGS
There were no visible signs of water stains or mold growth on the ceilings.

FLOORS
There were no visible water stains on the floors. 
The flooring near the exterior door was probed with a moisture meter. The meter did not detect elevated 
levels of moisture.

The readings near the door match the 
readings at the center of the floor.

Center of floor reading
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HVAC

The key to mold control is moisture control.
The following items are important to reducing conditions conducive to mold growth in the HVAC system:
1. Annual service by an HVAC professional
2. Changing air flirters regularly
3. Maintaining condensation pumps
4. Maintaining humidifiers (clean and replace the water panel). 
Note: Inspecting the interior ductwork is beyond the scope of this inspection.

BASIC INFORMATION
Mold or Mold-like Growth: None Visible
Condensation or water leaks: No 
HVAC Interior: Service recommended 
Air Filter: Clean
Humidifier: Needs Service 
Hvac sample(s) collected: No

INTERIOR WALLS OF HVAC CABINET

Water stains were noted on the ductwork directly under the HVAC system. Condensation leaks or a 
leak from the humidifier could contribute to mold growth in the HVAC system. 
I recommend cleaning the ductwork under the HVAC system to remove the water stains. The system 
should be monitored during use to confirm that there are no active leaks.
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AIR FILTER
At the time of this inspection, the air filter for the forced air heating/air conditioner was clean.

HUMIDIFIER

The water panel in the humidifier is dirty. The discoloration on the water panel cold be mold growth. I 
recommend replacing the water panel and cleaning the inside of the humidifier.
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DUCTS, REGISTERS AND RETURNS

A representative number of register covers were removed for inspection. Debris was just inside the 
ductwork. Dust, dirt, sawdust, and other debris can be a food source for mold. I recommend removing and 
cleaning under the HVAC registers.
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Plumbing

The key to mold control is moisture control.
The following items are important to reducing conditions conducive to mold growth:
1. Prevent plumbing leaks
2. Repair leaks quickly should they accrue
3. Wet areas from leaks should be dried quickly. 

BASIC INFORMATION
Mold or Mold-like Growth: None Visible
Water Lines: No water leaks visible
Waste Lines: No water leaks visible 
Water Heater: No leaks noted 
Plumbing Samples Collected: No

WATER LINES
No visible water line leaks were noted at the time of the inspection.
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WASTE LINES
No visible waistline leaks were noted at the time of the inspection.

WATER HEATER
No leaks were noted at the water heater at the time of the inspection.

PLUMBING FIXTURES
No visible leaks were noted at the plumbing fixtures at the time of the inspection.
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Attic

The key to mold control is moisture control.
The following items are important to reducing conditions conducive to mold growth in the attic space: 
1. Maintain the roof and roof flashings,
2. Controlling moisture from condensation.  
3. Moisture from condensation in attics is caused by warm air infiltrating the attic space and condensing 
on the underside of the cold roof sheathing. Proper roof ventilation, insulation, and venting of fans and 
appliances should prevent condensation build-up and reduce the chance of mold growth.   

BASIC INFORMATION 
Attic Restrictions: Limited access-no flooring
Mold or Mold-like Growth: None Visible
Evidence of Water Intrusion: No
Attic Ventilation: Ridge vent and Soffit vents
Insulation: Adequate 
Bath Ventilation Fans: Vented to the exterior 
Attic Sample(s) Collected: No 

ATTIC ROOF STRUCTURE
A water stain was noted under the upper rear plumbing vent. The leak appears to be from a pasted leak at 
the plumbing flashing collar. Currently, the flashing collar is in good condition. There does not appear to 
be an active roof leak.
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ATTIC VENTILATION
The roof is well-vented with both ridge and soffit vents.

INSULATION
The attic floor area was insulated with approximately 10 to 12 inches of insulation. Providing an 
approximate R-value of R30, good.

VENTILATION FANS
The bathroom ventilation fans are vented to the exterior, good.
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Interior

The key to mold control is moisture control.
The following items are important to reducing conditions conducive to mold growth inside the home:  
1. Maintaining the HVAC system
2. Preventing plumbing leaks
3. Maintaining the wall, ceiling, and floor surfaces in wet locations like kitchens, bathrooms, and laundry 
rooms
4. Properly ventilate wet locations like kitchens, bathrooms, and laundry rooms
5. Keeping the humidity of the home within an acceptable range. Most experts recommend that the 
humidity inside the home be maintained at 30% to 60% and not exceed 60%. 

BASIC INFORMATION
Mold or Mold-like Growth: None Visible
Walls: Good 
Ceilings: Good 
Floors: Good 
Windows: No water intrusion visible 
Doors: No water intrusion visible
Interior Air Sample(s) Collected: Yes and an air sample was collected and sent to the laboratory for 
analysis. See lab sample report.

Family room
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WALLS
No visible evidence of water stains or mold in the accessible areas.

The walls were scanned with an infrared camera to check for temperature differences on walls that could 
indicate water intrusion. 
No anomalies were noted.
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CEILINGS
No visible evidence of water stains or mold in the accessible areas.

The ceilings were scanned with an infrared camera to check for temperature differences on ceilings that 
could indicate water intrusion. 
No anomalies were noted.

FLOORS
No visible evidence of water stains or mold in the accessible areas.
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WINDOWS
No visible evidence of water intrusion or mold growth was noted at the window.

The walls aground the windows were scanned with an infrared camera to check for temperature 
differences near the windows that could indicate water intrusion. 
No anomalies were noted.
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DOORS
No visible evidence of water intrusion or mold growth was noted at the exterior doors.

The floors near the exterior doors were scanned with an infrared camera to check for temperature 
differences on the floors that could indicate water intrusion. 
No anomalies were noted.

This Confidential report is exclusively for our client. The report is NOT transferable.
Copyright© 2023, SunLight Inspection Services

100 Nice Street
Phoenixville, PA 19460

Thursday, August 31, 2023

Page 35 of 66

https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=9634c8ef-80ae-43c5-9dac-21c91367c788&imid=02b4c971-c325-4946-a9eb-d0d57d3b8ddf&iid=bb424484-2424-474f-b7f1-32e5d04f0081&l=Mold
https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=9634c8ef-80ae-43c5-9dac-21c91367c788&imid=a9bf7794-1065-427e-a585-face62e3c94f&iid=bb424484-2424-474f-b7f1-32e5d04f0081&l=Mold
https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=9634c8ef-80ae-43c5-9dac-21c91367c788&imid=c8cdc498-7ac0-4f97-a1c5-715d073ea3a3&iid=bb424484-2424-474f-b7f1-32e5d04f0081&l=Mold
https://www.spectacularapp.com/Inspectacular/PhotoViewer.aspx?cid=9634c8ef-80ae-43c5-9dac-21c91367c788&imid=a5cede21-c855-45c4-81ab-cee06959c724&iid=bb424484-2424-474f-b7f1-32e5d04f0081&l=Mold


WASHER AND DRYER AREA
No signs of water stains or mold growth were noted in the laundry area.
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Bathrooms

The key to mold control is moisture control.
The following items are important to reducing conditions conducive to mold growth in bathrooms: 
1. Maintain walls, ceilings, and floors to prevent water intrusion behind these areas. 
2. Keep walls, ceilings, and floor surfaces clean 
3. Prevent plumbing leaks 
4. Repair plumbing leaks quickly should they accrue 
5. Maintain proper ventilation 

BASIC INFORMATION 
Mold or Mold-like Growth: None Visible
Plumbing Leaks: No 
Water Stains: No 
Bathroom ventilation: Yes,  Vent fans and windows
Bathroom Sample(s) Collected: No 

BATHROOM WALLS
The walls were in good condition, with no loose cracked, or missing tiles noted.

BATHROOM CEILING
The ceilings were in good condition, with no water stains. mold or mildew noted.

BATHROOM FLOORS
The floors were found to be in good condition, with no loose, cracked, or missing tiles noted.

The floors around the toilets were probed with a moisture meter. The meter did not detect elevated levels 
of moisture near the toilets.
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The floors around the tub/showers were probed with a moisture meter. The meter did not detect elevated 
levels of moisture.

BATHROOM VENTILATION
The bathroom ventilation fans were functional at the time of the inspection.
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BATHROOM SINKS
No leaks were found at the bathroom sinks. No water stains or mold growth were noted in the sink 
cabinets
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Kitchen

The key to mold control is moisture control.
The following items are important to reducing conditions conducive to mold growth:
1. Prevent plumbing leaks
2. Repair leaks quickly should they accrue
3. Wet areas from leaks should be dried quickly. 

BASIC INFORMATION
Mold or Mold-like Growth: None Visible
Kitchen Sink: No water leaks visible 
Dishwasher: No water stains visible 
Refrigerator: No water leaks visible 
Kitchen Sample(s) collected: No 

KITCHEN SINK
No visible leaks were noted under the kitchen sink.
No water stains or mold growth were noted in the sink cabinets
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DISHWASHER
The floor near the dishwasher was proper with a moisture meter. The meter did not detect elevated levels 
of moisture.

REFRIGERATOR
No water stains or mold growth was noted behind the refrigerator.
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General Tip for Reducing Mold in Homes

Moisture control is the key. 

1. Keep the building clean and dry. Dry any wet or damp areas within 48 hours. 

2. Fix leaky plumbing and any leaks in the building's envelope as soon as possible. 

3. Watch for condensation and wet spots. Fix the sources of moisture problems as soon as possible.
 
4. Prevent moisture due to condensation by increasing surface temperature or reducing the moisture level 
in the air (humidity). To increase surface temperature, insulate or increase air circulation. To reduce the 
moisture level in the air, repair leaks and increase ventilation (if outside air is cold and dry), or dehumidify 
(if outdoor air is warm and humid). 

5. Keep heating, ventilation, and air conditioning (HVAC) drip pans clean, flowing properly, and 
unobstructed. 

6. Vent moisture-generating appliances, such as dryers, to the outside, where possible. 

7. Maintain low indoor humidity, below 60% relative humidity (RH), and, ideally, between 30% and 50%, if 
possible. 

8. Perform regular building and HVAC inspections and scheduled maintenance. 

9. Don't let foundations stay wet. Provide drainage, and slope the ground away from the foundation. 

10. If you are not experienced with home and building repairs, you may want to consult a professional 
when making necessary repairs, or for assistance related to mold-prevention changes to your home or 
building.
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Summary of Inspection Findings

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 to 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:

BASEMENT/CRAWL SPACE WALLS 

1: Mold or mold-like growth was noted on the backside of the finished wall in the basement office. 
Mold or mold-like growth was noted on the back side of the sheetrock. 
The owner reported that the discolored area of sheetrock is going to be removed. A sample of the 
discolored sheetrock was not taken.

HVAC HUMIDIFIER 

2: The water panel in the humidifier is dirty. The discoloration on the water panel cold be mold growth. 
I recommend replacing the water panel and cleaning the inside of the humidifier.

ROOF ASPHAT SHINGLES 

3: A small hole was noted at the ridge cap at the front of the house. A qualified roof should repair the 
damaged ridge cap to prevent the possibility of water intrusion.

ROOF FLASHINGS 

4: Missing kick-out or diverter flashings were noted at the front of the house in two locations.
The flashing detail called a kick-out is needed at locations where a roof ends on an exterior wall. The 
kick-out prevents water from running behind the siding and from streaking down the front of the siding by 
diverting it from the roof surface into the gutter. 
Proper flashings reduce the chances of water intrusion. 
A qualified siding contractor should install the kick-out flashings.

EXTERIOR GRADING & DRAINAGE 

5: Poor drainage (grading) was noted near the foundation on the left side.
The ground slopes towards the house.

Poor drainage (grading) was noted near the foundation at the front of the house. There is a slump (low 
area). 

The soil around the home should be graded to take water away from the foundation. In order for drainage 
to be effective, the landscaping must be configured so that the yard is sloped away from the foundation at 
a pitch of no less than 6 inches in the first ten feet. Failure to maintain sufficient drainage will cause rain 
and surface runoff to drain toward the foundation where it can seep into basements and crawlspaces.
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EXTERIOR DOWNSPOUTS 

6: Downspouts were noted draining too close to the house at the front of the house to the left of the 
front entrance, at the back left corner, and at the right front corner where there is a broken drain pipe. 
The downspout should be extended to take water further away from the house. 
Water should not be allowed to drain right next to the foundations. Ideally, the downspout should extend 4 
to 6 feet away from the house.   
A qualified person should extend the spout.

EXTERIOR FINISH MATERIALS 

7: Damaged siding was noted to the right of the basement exterior door. 
Damaged siding can allow water intrusion into the exterior walls. 
A qualified siding contractor should repair as needed.

8: Unsealed exterior wall penetrations were noted. 
All pipes, vents, cables, and other wall penetrations should be sealed with exterior-grade caulking to 
prevent water intrusion and energy loss.

9: The front exterior wall near the front entrance rests flush with the concrete landing. No provisions 
have been installed to prevent water from running under the exterior wall. No provisions have been 
installed to direct water that gets behind the siding out to the exterior. 

Water that hits the hard surface of the concrete landing can run under the wall and become trapped 
between the wall framing and the concrete landing. This will damage the wall over time. 

Note: The floor frame on the interior of the home is not visible. The finish ceiling prevents inspecting the 
floor framing in this area for water intrusion. 

The bottom edge of the vinyl siding must be clear to allow water that gets behind the siding to drain out to 
the exterior. When the bottom of an exterior wall is up against a hard surface flashing needs to be 
installed. L flashing should be installed up behind the siding and behind any building paper or house wrap. 
The flashing should extend out onto the hard surface. Also the wall patio intersection must be sealed to 
prevent water from running under the flashings. 

The exterior of the home is made up of two components, the watershed (siding, stucco, simulated stone or 
brick etc.) and the water barrier or drainage plane (building paper or house wrap). Obviously, the water 
shed takes most of the weather and deflects most of the rainwater away from the house. However, some 
water will still get past the watershed. This happens mostly at wall joints, inside and outside corners, 
window and door penetrations, deck attachments, etcetera, and can be accelerated by wind-driven rain, 
snow, or ice.   For this reason, the water barrier (house wrap or building paper) must form a drainage 
plane to direct water down the wall and out to the exterior. The seams and overlaps of the water barrier 
must be installed in shingle-like fashion. The windows and doors as well as any other penetrations in the 
exterior must be flashed and the flashings must be integrated in shingle-like fashion with the drainage 
plane. The lack of proper flashings, incorrect overlaps at flashing details, holes or damage in the water 
barrier, and incorrect overlaps in the water barrier can all allow water to penetrate the drainage plane and 
lead to damage to the exterior wall.
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10: Shrubs and trees were noted growing on the side of the house. Shrubs and tree limbs should not 
be leaning on or touching the house. 
Plants on the side of a house can hold moisture against the house for extended periods of time. This can 
contribute to decay and water intrusion.  
Pruning of the shrubs and trees around the house is recommended.

EXTERIOR DOORS 

11: Wood decay was noted at the bottom of the main entry door where the side jams meet the 
threshold. Some deterioration was also noted on the door itself. 
To prevent the possibility of water intrusion a qualified contractor should repair as needed.

HVAC INTERIOR WALLS OF HVAC CABINET 

12: Water stains were noted on the ductwork directly under the HVAC system. Condensation leaks or 
a leak from the humidifier could contribute to mold growth in the HVAC system. 
I recommend cleaning the ductwork under the HVAC system to remove the water stains. The system 
should be monitored during use to confirm that there are no active leaks.

HVAC DUCTS, REGISTERS AND RETURNS 

13: A representative number of register covers were removed for inspection. Debris was just inside 
the ductwork. Dust, dirt, sawdust, and other debris can be a food source for mold. I recommend removing 
and cleaning under the HVAC registers.
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