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INTRODUCTION
This is my report of a visual inspection of the readily accessible areas of this building, conducted
on 29 July 2020. I prepared it for the exclusive use of Client name removed; it represents their
interests only. It does not represent the interests of any other party.
The purpose of this report is to alert you to major defects in the condition of the property.
Please do not mistake this report for a warranty or any kind of insurance.
In the body of this report, I may occasionally cite the sources of my opinions by referring to the
building code. I provide this information only as a courtesy. This inspection will not identify
every item in the house that doesn’t comply with the provisions of the building code. I am not a
building code inspector, and this is not a building code inspection. The citations are merely for
reference, not enforcement.
Please review all parts of this report carefully and contact me for an explanation of any part
that you do not fully understand. You can text me anytime at 337 255-6815 or e-mail me at
marc@sherlockinspection.com.
Conditions during the inspection:
•
•
•
•
•

At the beginning of the inspection, the weather was partly cloudy with a light rain and
temperatures in the 80’s.
The soil was wet.
Agent Name removed, plumbing inspector Name removed and the two clients were
present during at least a portion of the inspection.
The rear detached structure was not inspected as it was not included in the square
footage reported and does not serve as primary garage.
This house is a modular home, manufactured on an assembly line in two parts in 2007,
trucked to the site on flat bed trailers, and then assembled together onsite. The
exterior siding, interior plank floor finish, and at least a portion of the roof cover, were
likely installed subsequent to the onsite assembly. The roof/ceiling assembly consist of
hinged trusses. The house is supported by grouted piers constructed of concrete
masonry units (cinder blocks), which in turn, are supported by a contiguous monolithic
poured-concrete grade beam.

This report was prepared by Marc LeBlanc:
•
•
•
•

Louisiana Home Inspector #10291, since 2003.
Registered Wind Mitigation Surveyor
Lafayette Parish Electrical/Mechanical License #E0001273
Degreed Electrical Engineer
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OBSERVATIONS
Flood Zones and Property Drainage

1. According to the LSU Flood Portal, the property lies within a flood zone. The house itself is
elevated above the Base Flood Elevation (BFE), a guide set by FEMA that tells insurance
companies which elevations at a given location are at a given flood risk.
Check with your insurance agent and confirm whether your insurance cost will be elevated or
not on account of the elevation of the house. Be sure to ask if your insurance will cover the
loss of your automobiles and any other personal property stored outdoors as these do not sit
on elevated surfaces and are much more likely to flood than the house.

2. The property has rainwater drainage issues, both in the backyard and under the house.
Rainwater must first flood in the backyard until it’s high enough to begin flowing to the street.
Some of this rainwater ends up beneath the house, weakening the soil that supports the
concrete grade beam and house. There is no danger of uneven settlement of the piers which
supports the house, on account of the concrete grade beam; however the grade beam itself can
be threatened with undue flexing and perhaps structural failure if the soils beneath it are
weakened sufficiently.

Level off the grounds within each of the rectangles formed by the grade beam under the
house. Add additional soil if necessary, to create a slight mound on each rectangle, only a
few inches high. Leave the top of the grade beam exposed. This is all that’s needed to keep
water from pooling under the home.
Construct a U-shaped swale in the backyard beginning at the end of the driveway, reaching
first to the left rear corner of the property, then the right rear corner, passing under the fence
gate on the right side of the property then terminating at the sidewalk in the front yard. It
may or may not be necessary to extend the swale across the sidewalk. A swale is a sort of
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ditch, just much wider and shallower. It facilitates rainwater drainage without sacrificing
curb appeal. If constructed properly, its presence is easy to miss.

Structural

3. The roof decking is held in place with staples. They’re visible on the underside of the roof
deck where they missed the framing. Staples are but thin wires. They're the worse choice of
roof deck fastener for a house in a hurricane-prone coastal area and 120 mph wind zone. The
potential consequence is roof panel detachment under condition of hurricane force winds.
Once the first panel is lost, the attic becomes either pressurized or depressurized, depending on
the direction of the wind, leading to additional panel failures. Each panel failure brings more
and more rain into the house. Damage to personal property within the house can exceed
damage to framing.

4. There is no bracing installed between the house and the foundation. Neither could I discern
any form of fastening between the house and the top of the piers. It’s likely just sitting there.
Modular homes in a 120-mph wind zone should be secured to the foundation and cross-braced
to enable it to better withstand cross winds. Get a building or structural engineer to examine
the connection between house and foundation, then follow his recommendations.

Floor Insulation and Vapor Barrier

5. A vapor barrier is stapled to the bottom of the floor joists of the house. It’s intended to keep
moisture from entering the house via the floor structure. It’s not doing much of a job of that as
it’s torn or otherwise breached in several locations after only 13 years of service. Fortunately,
with the crawlspace as high as it is and its ventilation as good as it is, a vapor barrier isn’t
needed.
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Through these breaches, I was able to see that a thin layer of fiberglass batt insulation was
originally installed on the underside of the structural floor. At most breaches, this insulation
has come loose and now lies on top of the vapor barrier. Where the barrier is breached badly
enough the insulation will eventually end up on the crawlspace grounds. Until this day, I have
only seen this method on HUD Code homes (mobile homes). It’s a mystery to me why such
inferior methods are present on this modular home.
There is no need to repair the breaches in this moisture barrier or even the failed insulation.
If you value the minor contribution that the floor insulation makes to the overall energy
efficiency of the house, remove all of it then get an insulation contractor to apply an inch or
two of closed cell foam insulation. Closed cell foam provides a barrier to moisture. The more
common open cell foam does not. Do not bury any plumbing lines or electric cables in the
foam, even if the contractor says it’s OK. Burying portions of the plumbing/electrical systems
in foam inhibits the sleuthing of problems and service of the house. It’s OK to bury plumbing
lines and electric cables where they penetrate the structural floor. Keep the foam layer
reasonably smooth. Foam that has hills, valleys and voids reduces the performance of the
foam layer.

Siding

6. The fiber-cement plank siding is very poorly installed. Many of the fasteners are exposed,
while the manufacturer (James Hardi) recommends ‘blind’ nailing, a method where succeeding
courses of siding hide the fasteners of the previous course. Some fasteners are over-driven or
driven into a seam between adjacent planks. The siding is cracked in some places and loose in
others. None of the seams between adjacent planks are flashed from behind, making each and
every seam a point where rainwater breaches the siding.
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This type of siding is very delicate, too delicate to repair without wholesale replacement. The
consequence of breaches in the siding is moisture intrusion issues in the house, which include
rot of building material and mold growth. From inside the home I could not see any of the
sign of moisture intrusion, likely owing to a robust moisture resistant barrier (MRB) behind
the siding. I see no reason to do anything about it at this time. Much of this report is about
making you smart so you can anticipate problems and expenses.

Electrical

7. I used an instrument to measure voltage drops that were as high as 19% at some wall
receptacles. Voltage drop is the amount of voltage that is lost when a load is placed upon a
circuit. It shouldn’t be more than about 5%. A 19% loss on a 15-ampere load (portable space
heater, hair dryer, etc) translates into 350 watts of power that’s lost inside the premises wiring.
If concentrated to a single receptacle, which would be considered a worst-case scenario, it
would create enough heat to elevate the temperature of the receptacle to ignition values
(they’re made from plastic and can burn). The result is fire. More likely the loss will be
distributed, but not necessarily so. This issue is mostly a result of how the receptacles are
connected. It gets worse as the home ages.
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I’m not a code inspector. The following excerpt is provided only to back up my finding of an
unsafe amount of voltage drop: From the 2008, National Electrical Code:
210.19 (A) (1) FPN #4: Conductors for branch circuits as defined in Article 100, sized to prevent a
voltage drop exceeding 3 % at the furthest outlet of power, heating, and lighting loads, or
combinations of such loads, and where the maximum total drop on both feeders and branch
circuit to the furthest outlet does not exceed 5% provide reasonable efficiency of operation…
Commentary on above FPN: FPN expresses a warning about improper voltage due to a voltage
drop on supply conductors, a major source of trouble and inefficient operation in electrical
equipment. Undervoltage conditions reduce the capability and reliability of motors, lighting
sources, heaters, and solid-state equipment.
Get an electrician to re-wire all general-purpose wall duplex receptacles, whether inside or
outside the home. The conductors entering the receptacle box should first be twisted long
and hard together, along with a short pigtail, then secured with a wire nut twisted tight.
Connect the other end of the pigtails to the screw connections on the sides of the receptacle.
Do not use the back-stab connections on the receptacle. If your electrician says this is not
legally required, find someone else. The building codes are only minimum standards. Issues
can, and do, occur in houses that have passed all code inspections.

8. A ground fault circuit interrupter (GFCI) receptable that serves a narrow countertop in the
kitchen is defective. It will not reset. More importantly, this receptacle, which is one of two
circuits that serve the kitchen, also serves several wall receptacles in the dining room. Circuits
that serve the kitchen should not serve any other rooms of the house.
As long as the circuit breaker serving both the kitchen and the dining room doesn’t trip too
often, there’s no need to re-wire this circuit, but do replace the defective GFCI receptacle.
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9. There is no smoke alarm installed in the hallway. Each bedroom and each hallway that
serves one or more bedrooms should have a smoke alarm. The smoke alarm in the dining room
doesn’t belong there. Also, all of the smoke alarms in the house are 13 years old. All smoke
alarms expire at ten years of service.
Move the dining room smoke alarm location to the hallway, then replace all smoke alarms.

There are two types of smoke alarms: ionization and photoelectric. The ionization kind sees the
smoke but not the fire. The photoelectric kind sees the fire but not the smoke. For the best
protection install one of each in each location. Do not use ‘combination’
photoelectric/ionization detectors. They’re built to a different standard and don’t work the
same way as separate devices. Use only products with a 10-year lithium battery.

10. The doorbell did not annunciate when tested. The battery in the ringer, near the AC
thermostat, is likely dead.
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Heating, Ventilation & Air Conditioning

11. The cooling coil in the hallway AC closet is almost completely clogged. Dirty coils reduce the
capacity and efficiency of the AC system and can cause the cooling coil to ice up during the peak
of the summer season.
Get your AC serviceman to clean the cooling coil. As an AC tech myself, I know the only way
to do so thoroughly is to remove it so it can be cleaned outside.

12. This cooling system uses R-22 refrigerant which is currently being phased out on account of
the deleterious effects of its chlorine content on the ozone layer of the atmosphere. As of this
past January, it’s no longer legal to manufacturer it. All that’s left is what’s in stock at the
warehouses. Prices for this refrigerant are skyrocketing, currently selling on the retail market
for more than 10 times what it originally sold for. As an AC tech, I’m aware that none of the
available replacements for R-22 are as good as R-22 itself. They’re poorly matched blends of
different refrigerants.
This means that, for repairs involving the refrigerant system, system replacement with a
newer refrigerant, R-410A, makes more sense than system repair. For more information visit:
http://www.epa.gov/ozone/title6/phaseout/22phaseout.html

Plumbing

13. The water heater is installed behind a wall panel in the closet of a small bedroom, another
practice common to HUD Code construction. You can leave it there and remove the door panel
if you’d like. I don’t see any safety issues with it.

14. Most of the plumbing water lines are in the attic, within the walls or beneath the house.
When a water line crosses into a conditioned room of the house, to connect to a plumbing
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fixture, it’s called a stub-out. The first thing that a stub-out connects to is the local shut-off
valve. This local shut off valve allows you to quickly cut off the water supply to a plumbing
fixture for service or in case something goes wrong.
Every plumbing stub-out that I observed was with cross-linked polyethylene (PEX) water pipe.
PEX stub-outs are not a good idea. The local shut-off valves that they connect to can often be
loosened by twisting them. Children may play with them until they leak or come completely
off. Get a plumber to replace all PEX stub-outs with a rigid fitting. This is a labor-intensive
process since some cabinetry may need to be removed and the wall cavity opened up to gain
access. Since I'm not a code inspector I can't proclaim code compliance or non-compliance, but
I can offer the following excerpt from the Louisiana State Plumbing Code as support for this
finding:
611.1.6 The maximum recommended spacing between horizontal supports for cross-linked
polyethylene (PEX) tubing is 32 inches (813 mm) for nominal tubing diameters from 1/4 inch
through 2 inches. It should not be rigidly secured to a joist or stud but should be secured with
smooth plastic strap hangers which permit ease of movement during expansion or contraction.
Valve and fixture connections to which PEX pipe is connected shall be rigidly anchored.

Plank Flooring

15. The plank flooring is poorly installed. Irregularities on the structural floor upon which the
floor finish is installed, migrated through the plank flooring, causing seams to fit poorly. These
seams are beginning to wear though the plank finishes down to the substrate of the planks.
Such wear is a sign that the flooring is failing. The only solution is wholesale replacement
though it remains only a cosmetic issue at this time.
It’s the same story as the exterior wall siding. Both, siding and plank flooring were likely
installed after the house was assembled onsite. The workmanship of the crew that did this
work is either dismal and/or in violation of the product manufacturer’s installation
instructions.

Doors & Windows

16. Some of the windows are difficult, if not impossible, to fully open. Bedroom windows
sometimes function as an 'emergency means of egress' in the event of a fire in the hallway.
They should be operable, even by children, from the inside of the house without the need for
great effort, keys or tools. Get a window installer to examine these windows and make a
suggestion.

17. At least one double-glazed windowpanes are fogged up due to broken seals (master
bedroom). Other windows in the house may eventually suffer the same fate. I'm not certain
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whether these double-glazed panes can be replaced without replacing the entire window. If
only one window is replaced, it may not match the remaining original windows. It's mostly a
cosmetic issue so changing them is not imperative.

18. Nearly all of the doors of the house are poorly installed. The gap at the hinges should be
consistent on all three upper sides of the door. The only immediate consequence is that the
exterior door may be more easily broken if the gap at the doorknob and deadbolts is excessive.
Since all of the doors functioned, this issue is included only for your information. Re-alignment
would be a very labor-intensive endeavor as each door/doorframe would need to be
removed as a unit and brought outside so that the door frames can be narrowed. They are
too wide for the doors.

Appliances

19. The electronic display on the stove/oven appliance is erratic. I was able to get the heating
elements to function though I don’t know if the oven will hold a temperature. Get an appliance
serviceman to examine and correct it.
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20. The are several holes within the garbage disposer that are the result of severe corrosion.
This is a steel disposer. It begins to corrode the first time you use it. Stainless steel versions are
available that last much longer.
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CONDITIONS, METHODS &
DESCRIPTIONS
21. All utilities were available.
22. The water pressure was measured
at 57 psi.
23. I inspected all 9 systems (as
described by the Standards of
Practice of the Louisiana State Board
of Home Inspectors). They are:
1. Structural system
2. Exterior system
3. Roofing system
4. Plumbing system
5. Electrical system
6. Air Conditioning and Heating
system
7. Interior system
8. Insulation and Ventilation
system
9. Appliances system
24. The structural, exterior, plumbing,
electrical, air conditioning, interior,
insulation and appliance systems are
all deficient to a lesser or greater
degree.
25. I inspected the crawlspace by
entering it via a hinged opening at
the rear of the house.
26. I inspected the attic only from the
hatch opening in a master bedroom
closet. I was not able to lift myself
into it from my 6’ step ladder.
27. I inspected the roof covering from
the ground and from the top of my
extension ladder. It was too steep,
too high and too wet to safely
mount.

28. The roof covering consists of
laminated (architectural) strip
shingles.
29. Fresh water is brought to the house
from the street with copper pipe.
There may be other materials used on
the buried section.
30. The main water shut-off valve is above
the washer/dryer in the laundry room.
31. PVC (Polyvinyl chloride) pipe is used
for DWV (drain, waste, vent).
32. Heated water is furnished by a 66gallon storage type electric heater
installed behind a wall panel in a
small bedroom closet.
33. The electrical service is 120/240 volt,
200 amps.
34. The main electrical disconnect is on
the left exterior wall of the house. A
subpanel is behind the entrance door
to the laundry room.
35. Electrical power is distributed via
type NM cables, commonly referred
to in the trades as romex cable.
36. Smoke alarms are installed.
37. The house is all-electric. There is no
fuel gas source provided.
38. A centrally ducted, split style
cooling/heating system is installed.
39. The house is insulated at the ceiling
level with abut 10 inches of loose fill,
cellulose insulation. Cellulose is
ground up newspaper, cardboard and
wood fiber. It’s typically treated with
fire-retardant chemicals.
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SUMMARY
This house has a number of issues yet ranks fairly well when compared to other houses of a similar age.
Some of the significant issues are safety/fire issues yet the house remains move-in ready.
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Thank you for selecting Sherlock to perform your home inspection. If you have any questions regarding
the inspection report, please feel free to contact me.
Sincerely,
___________________________
Marc B LeBlanc
Licensed Home Inspector #10291
Sherlock Inspection
www.sherlockinspection.com
marc@sherlockinspection.com
337 984-8882 sales (voice)
337 255-6815 Inspector (text only)
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