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Building Science Field Assignment

Location: Ann Arbor, Michigan 48108
Interior and Exterior Visua and Thermagraphic Inspection

Report prepared and submitted by: Lynda E Laycock

Inspection Date: July 31, 2007



Introduction: Non Invasive Building Envelope Inspection

p Locates and Documents Heat Loss Problems

p Pinpoints Areas of Missing, Damaged or Wet Insulation

p Locates Causes of Frozen Pipes, Ice Dams, Possible Mold Infestation
p Pinpoints Air Infiltration, Moisture Buildup

p Helps Reduce Heating Costs, Increases Energy Efficiency and Personal Comfort

Scope of Service:

The scope of this assignment included the following:
An overadl visual evaluation of the existing structure of the building.
Infrared Thermographic survey of the structure.
Photographic documentation of noted items.
A written report to document the site observation findings and proved
general recommendation regarding causes and potential solutions.

General Description of Site

The structure is a detached single-family condo built in 1998. The building
Is a conventional wood frame structure with a poured concrete crawl space.
The main house roof is pitched steeply and allows for rapid water runoff.
The sunroom roof is flat. The main house roof isasingle layer composition
shingle and appears to be in good repair. The sunroom roof is covered with
a black rubberized membrane material with signs of standing water. There
Isaskylight in the sunroom.

The interior wall and ceiling surfaces are drywall. The interior floor
surfaces are primarily hardwood with the exception of the den, stairsto
second story, room over the garage and media room, which are carpeted.
The three full baths have tiled floors.




Site inspection observations and procedures

Photo 1 — Sunroom Photo 2- Infrared Scan Exterior Roof

Suspected
Moisture

Photo 3 — Infrared Scan Interior Sunroom showing moisture from roof/skylight leak.

Visual observation of the Sunroom roof shows evidence of previous standing water. An
infrared scan reveals a possible leak. The leak appears to be coming from the lower
corner of the skylight. It isour recommendation that further investigation be done by a
roofing contractor.



Photo 4 — Sunroom Photo 5 — IR Scan Sunroom

Aninfrared scan of the sunroom ceiling indicated possible missing insulation. Scans
were taken from various angles to exclude an error caused by reflection.



Photo 6 — Back Wall to Upper Level Photo 7 — IR Scan Back Wall to Upper
Leve

Photo 7B - Ice Damming at Kitchen Hall during previous winter.

Ice damming has been a problem at the roof trough between the kitchen and back hall.
The IR scan shows possible missing insulation. Inspecting the attic space reveaed the
insulation had been cut square and did not fill the triangular space to the roof.



Photo 8 — Stair to Upper Level Photo 9 — IR Scan Stair Wall to Upper Level

Scan shows more indication of missing insulation do to poor installation. Thereis
missing insulation on the back wall of acloset behind the stair wall in the room above the
garage. Themissing insulation isto the right of the artwork in the left picture.



Photo 10 - South wall room over garage

Photo 11 — IR Scan South wall room over Garage

Scan shows insulation issues. On further inspection of attic space the wall insulation had
fallen out of place or was poorly installed.



Photo 12 — West wall at room over garage. Photo 13 — IR Scan West wall at room over
garage.

Scan shows one section of insulation missing. Further inspection showed the insulation
had not been secured in it’s position and had fallen out of place.



Photo 14 — Upper storage closet

Photo 15 — IR Scan Upper Storage Closet over Master Bath build out.

Photo 15B - Ice Damming during previous winter.



Upper Storage Areaover Master Bath build out

Ice damming has been a problem on the east side of the house by the master bath
build out( photo 15b). The roofline shown in the pictures above corresponds to the
problem area.

It is recommended that an insulation contractor be consulted on remediation.

Photo 15 - Crawl Space Photo 16 — IR Scan Crawl Space
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Photo 17 — Craw! Space Photo 18 — IR Scan Crawl Space

/ Sill

Photo 19 — IR Scan Crawl Space showing HV/AC leak and missing insulation at sill.

Visual inspection of the crawl space showed good insulation on concrete walls but no
insulation in the bond. An IR scan clearly showed energy loss at this area.

The HV/AC ductwork leaks at every connection and bend. It isdifficult to estimate the
considerable energy loss to this area without a system pressure test. Foil back tape
designed for this application is an easy sollution to seal air leaks from HV/AC systems.
Duct tape is not recommended for this application as heating and cooling deteriorates the
adhesive.
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Summary

Asindicated by the inspection result, possible moisture has been accumulating in the
ceiling of the sunroom. The moisture is probably due to aleaking skylight. Because
standing water has been observed after arain it is recommended that a roofing contractor
be hired to assess the pitch and make recommendations for remediation.

There are several areas in the home that indicate pooly installed or missing insulation.
An insulation contractor should be consulted.

A simple solution to the air leaks in the ductwork isfoil backed tape. Thiswork can be
accomplished by a handiman or HV/AC contractor.

This report was prepared for the use of the residents and Management Company. The
opinion expressed here is based on our visual observations, instrument readings, and
experience. Asin most projects of this nature, conditionsin the future may differ from
the conditions at our testing. For example, additional rain events may present additional
data. If thisoccurs, the changed condition must be evaluated further to adjust our
recommendations. The professional services performed by this office for the subject
property were conducted in a manner consistent with the current technical knowledgein
non-invasive building envel ope inspection and the writer’s own professional judgment.
No other warranty is expressed or implied as to the professional advice, conclusions and
recommendations included in this study.

Thank you for the chance to be of service. Should you have any further questions or
comments regarding our observations or report above, please contact us at (734)320-9540

Respectfully Submitted

Lynda E Laycock

Certified Building Sciences Thermographer
BuildScan Thermography LLC
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