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’999 Indoor Environmental Standards Organization

THE FOLLOWING REPORT MAY CONSIST OF PHOTOGRAPHIC EVIDENCE, AS WELL AS MY OPINIONS,
CONCERNING THE SUBJECT PROPERTY. SINCE MOLD RELATHDLNESS IS SUBJECT TO THE
INDIVIDUAL OCCUPANTS PREDISPOSITION AND THEIR THRESHOLD RESPONSE LEVEL

THIS REPORT IS INTENDED FOR AND CAN ONLY BE USED BY THE PURCHASER OF THIS
REPORT.

IF THIS REPORT IS REQUESTED AS PART OF A REAL ESTATE TRANSACTION, ANY DISSSIONS OR
DECISIONS SHOULD BE MADE WITH YOUR REALTOR OR LEGAL REPRESENTATIVE. IT IS NOT OUR
INTENT OR RESPONSIBILITY TO NEGOTIATE FOR EITHER PARTY.

RE: REPAIR OR RESTORATION WORK RECOMMENDED ON THIS REPORT, THE USE
OF LICENSED TRAINED AND QUALIFIED PROFESIONALS IS ALWAYS ADVISED

Observations during the visual moisture and mold investigation

OnTuesdayNovemberl0O, 2009 we were contracted to investigatacerns
abouta past or present mold growét

Interview:

The potential purchaser was not on site for the inspection; however, the
Realtorwas unaware dfealth concerns or reasons for the inspection other
than precautionary
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Scope:
We evaluated thexterior andgrading around the outside of the home.

We investigatednside the home systematically examinthgwalls and
personal belongings for evidence of visible mold growth.

We observed the air handder

We examined the crawlspaces.

Observations

We began the investigatidoy examining the grading and exterior of the
structure. The grading was very poor in many locationgsamost likely

leading to moisture or water problem on the inside of the home.

The originalportionof the home is brick and the rear addition is a stucco

faced structure. It's difficult to tell with our haiheéld moisture meters and

even with the use of a thermal imaging camera, but there appeared to be areas

of moisture behind some of the walls.
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Structure is not my background; however some aret®attucco wall sound
very hollow when struck with your fist.

Many years ago the windows were replaced with vinyl replacement windows;
however, the trim is in need of caulk.
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As we entered theome astale ormusty odor could be noticed

We began ouobservationsn the basement where the smell of obvious mold
growth was pungent and consistent. The odor associated with mold and mold
growth is MVOC, microbialolatile organic compounds

We began our investigation by systematically examining behingdicibies and
wallsthat are located in the basement.

It became quickly obvious that this house has suffered from moisture
problems from day on@&lumerous attempts have bemade to control the
moisture intrusion including waterproofing paint, a retrofit interior drain tile
system, plastic sheeting against the damp wallsadrattery backup on the
sump pump.
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Probably a good time for a little building background:

Buildings used to be constructed over cellars. Cellars were dank, dark places
where coal was stored. People never intended to live in cellars. Now we have
things called basements that have pool tables, media centers and play rooms.
Cellars were easy to congttii rubble, stone, bricks and sometimes block. If
they got wet or were damp so what? Basements are different. They are not
easy to construct if we intend to live in them. They need to be dry, comfortable
and keep contaminants out. Due primarily to theé oblomes, over the last

50 years, there has been a notable expansion of living space. The useful
conditioned space of building enclosures is expanding to the outer edge of the
building skin. Attics, crawlspaces, garages and basements are valuable real
estate that are being used to live in or used for storage or places to locate
mechanical systems. Basements are viewed by many as cheap space that can
easily be incorporated into a home. Keeping basements dry, comfortable and
contaminant free is proving tee anything but simple. Things are further
complicated, in Maryland, due to the building code requirement that interior
footer drains, ( referred to as French drains), be installed under the basement
floor, when 95% of the time they belong outside of thenflation perimeter.
Please understand that interior drain tiles are designed to contitarsain
occurring hydrostatic water pressure. ( high water table). Over 90% of
basement moisture issues begin with surface rain water, not ground water, yet
the nterior drain tile is designed for ground water control.

Another potential problem that we find consistently in this part of the country

Is airconditioned basements. When cold surfaces meet high humidity,
condensatioman result. Air conditioning systems generally produce air
temperatures between 55° and 60°, so with our example let's say your room
temperature is about 70°. If we allow the relative humidity to get to 70%, the
dew pointis around 59°. With this example, an-aanditioned basement, or

any basement that has air conditioning upstairs, will allow condensation occur
when any item in the room reaches around 59°. tWhave 6 r e sayi ng
can form biological growth without visible liquid water or obvious water

leaks.

The good news about this home*dit**  is the fact thaalthough weare
dealing withhorizontal and possibly vertichldrostatic water pressuréget
water proofing system has already been retrofit in place. Modifications, to
the outside othishome, cannot be made without overwhelming expense.
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The unfortunate aspect of this basement is the building materials that were
used are not well toleratedth damp basement environments. The work was
not done in violation of the building code; however no specific building code
exists for building belowground.

Visible mold growth, identified on site &sperqillus could be found on
almost everyvall, door, or surface from the floor up to about 4 feet.
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| could go on with the pictures but | believe you get the point.

Thereareactive plumbing leakin theplumbing pipes and theewer and
drain

A waterproofing system has been retrofitted with plastic sheeting to control
wall seepage and vapor intrusion. Unfortunately, the installers did not seal
the plastic airtight to the wall ardaterproofing systenT his will of coure

allow vapor or moistureas well as odotp permeate the basement and
contaminate the building materials.
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Many homes have an issue with higher humiditye solution most of the

time is properly grading the exterior and extending the downspoditsuamp
pump discharge. The next step on the outside would be installation of an
exterior footer drain tile system. Many people have had installed a retrofit
interior drainage system to attempt to correct a moisture problem.
Unfortunately, these systems aesigned to trap and drain water that is being



forced into the home via true hydrostatic pressure and then leaking on the
floor from foundation leaks and not to control dampness or moisture. These
expensive and many times unnecessary systems can promotle ar odor
problem in a basement. The use of a dehumidifier is common, but requires
drainage and lots of electricity. Your BGE bill will usually give costs of some
appliances and shows a dehumidifier above $20.00 a month.

For years, we have been teaxthpeople about the side benefits of a radon
mitigation system or an active dampness control system. One of the best is the
effect on basement moisture. A radon s
put through the basement floor, or under plastic covenadispaces, and

hooked to a fan to suck the radon out from under the home. A radon molecule
Is 10 times smaller than a moisture molecule, so while the system is removing
radon it may remove much of tlmoisture. These systems can be modified

for block wal suction very easily using a smaller pipe tapping from the main
pipe.If a plastic sheet has been installed against the foundation walls, with

the waterproofing system already in place, these plastic sheets can be easily
depressurized to control moistuend allow future building

There are other factors to be determined, but | have seen systems eliminate as
many as three dehumidifiers in a single house. The cost of a typical radon or
subslab ventilation system starts at under $900.00. The cost to ®Elads

than $3.00 a month. The system will suck out: moisture, mold spores,

mildews, lawn chemicals, musty odors and more. They last about twenty
years without maintenance and will then need a fan replacement for about
$200.00 at that point. These syatedo not affect the fair market value, resale
value or the marketability of your home since the average radon reading in
Maryl and is above the EPAGs action | ev
considered an amenity to the home, similar to an electranteainer. Keep

this concept in mind when determining how to correct above average

moisture in your home.

The basement walls have been painted with waterproofing paint. Stopping
moisture is very important; however it shotlave beemone from the

outside before painting the walls.

The use of the waterproofing paint can assist with water vapor. The paint that
was used was not designed for this application. It was designed for new and



dry walls and allows mold to grow on teabsurface. These walls should be
scraped and wire brushed and repainted with a paint containing an
antkmicrobial compoungdunless the plastic can be air sealed, which is what |
recommend.
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An apparent plumbing leak, in the basement bathroom, hagdesred,;
however, visible mold growth remains.

The sheet rock wall behind the toilet shows 100% moisture and exhibits black
mold identified on site aStachybotrys

The unfinished roomhiat contains the lower air handler has visible mold
growth all along the walls, including areas of Stachybotrys.
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