
WET CRAWLSPACE

Many homeowners make the mistake of closing crawlspace vents around the foundation
of their homes- sometimes for cosmetic reasons or because they erroneously think it will
make the house more efficient. GOLD SEAL INSPECTIONS warns homeowners and

homebuyers to avoid this common error that can have costly consequences.

The purpose of foundation vents is not to adjust the energy efficiency of the building. It
is to prevent humidity caused by ground moisture from condensing on the structure.
Condensation can severely damage the wood framing and rust the structural hardware.
Therefore, open vents should be maintained at all times both summer and winter
(especially during the rainy season where there is an increase in ground moisture).

The building code requires that the crawlspaces be ventilated. Minimum ventilation is
defined as one square foot of vent opening for each 150 square feet of floor area and 6
mil poly with a 75% crawl floor coverage. In some cases, this is not sufficient to prevent
condensation, and additional vents may be needed. If condensation beneath the home is
occurring mainly at the comers, the addition of comer vents would be advisable.

Make sure to have the home inspected to determine if excess moisture below the building
is causing symptoms in the living area of the home, moisture damage to wood members
could be extensive in the sub-area, especially if there is inadequate ventilation. All of
these conditions warrant immediate evaluation. If any flooding has occurred beneath the
home, the foundations, sub-floor framing, and other building components should be
carefully examined for possible moisture-related damage.

A professional home inspector has an obligation to inspect the crawlspace beneath the
dwelling, unless that portion of the home is inaccessible. In that case, lack of access
should have been specifically noted in the inspection report, with a recommendation for
further evaluation as soon as access could be provided. The American Society of Home
Inspectors (ASHI) includes inspection of the crawlspace as part of their Standards of
Practice for all ASHI inspectors.

Wet foundations and crawlspaces are the most common problems we see as inspectors,
followed by attic moisture problems. And sometimes the two are related. But there is no
excuse for a wet foundation in new construction.
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