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Thomsen Homes, LLC 
3280 Veterans Blvd 
Ste. 120 
Fargo, ND 58104 
701.478.3000 
 

 
 

Homeowner Maintenance 
And 

Limited Warranty Coverage 
 

Throughout the construction of your home, Thomsen Homes has used quality materials, employed 
professional subcontractors, and provided supervision from our highly qualified field personnel. When 
we conducted the walk-through inspection, we pointed out many operational controls of the house and 
suggested a few things to make living a bit easier and predictable.  
 
Periodic maintenance is necessary because of normal wear and tear, the inherent characteristics of the 
materials used in your home, and normal service required by the mechanical systems.  Natural 
fluctuations in temperature and humidity also affect your home, resulting in maintenance items. The 
natural and manufactured materials and their components interact with each other and the 
environment. The home experiences many changes within the first year.  Additionally, many seasonal 
effects on the home occur with changing seasons and environmental conditions.  For this reason, it’s 
often best to let the home experience various conditions before making alterations. 
 
Warranty criteria is defined as defective products that do not function as intended and faulty 
workmanship as a result of noncompliance with building standards.  Thomsen Homes will try to address 
items brought to our attention that meet warranty criteria in a timely manner.  In order to do this, it will 
be necessary to report these items using BuilderTREND (Warranty Tab) to ensure proper 
documentation and communication between all parties involved. With certain items that meet warranty 
criteria, the sub-contractor will come back one time during the warranty period to remedy.  
 
 
NOTICE: You are responsible for any and all maintenance of your new home. General and 
preventative maintenance are required to prolong the life of your new home. 
 
 
This document points out some of the ways you can take care of your home and what to do in an 
emergency. 
 
This manual does not cover each and every item in your home that might require your attention. It does 
give general information about the major components of the house. 
 
If you need clarification or additional details about any topic, please call us at our office: (701) 478-3000.  
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When entering claims on BuilderTREND, you will log in on the App or on www.thomsenhomes.com and 
click on WARRANTY, then BuilderTREND Login.  Once logged in, click on WARRANTY and ENTER NEW 
CLAIM (+).  You will be asked to enter a Subject (the current issue), Category, and Full Description (Give 
us as much information as you are able). Each claim comes with the ability to add up to three photos.  It 
is highly encouraged to upload any relevant photos and report the claim in a timely manner. Once a 
claim is entered, it will be classified as a New Claim. New claims are processed every morning by the 
Client Relations Department and are reclassified under the following claim classifications: 
 

1. New – the claim has been entered by the homeowner but has not been fully reviewed by our 
client relations department.  New claims are reviewed in biweekly meetings and then 
reclassified.  If more information is needed before reclassifying, the claim will remain as “new” 
until that information is obtained. 

2. 11 month – the claim has been assessed by our client relations department and will be 
inspected towards the end of your warranty period. These items have a tendency to improve or 
worsen over time, so it is necessary to wait until the 11 month period to address these issues. 
Our client care team will contact you to schedule a service appointment towards the end of 
warranty period. 

3. Needs Inspection – the claim has been assessed by our client relations department. Either a 
Thomsen team member or a sub-vendor is being scheduled to inspect or repair the issue. Our 
client relations department will contact you to schedule the appointment.  

4. Non-warranty – the claim has been assessed by our client relations department. The issue falls 
within industry standards or is a homeowner maintenance item, and there is no sign of a 
manufacturer defect or faulty workmanship. 

 
 
 
BuilderTREND Example Claim: 

Date Entered Category Description Priority Classification 
 

3/25/15 
 

Drywall 
Screw Pops: Near the front entry 
way, there are (2) spots where a 
screw has popped through and is 
visible. 

 
Low 

 
11 month 

 
 
UTILITY SERVICES: 
 
ELECTRIC:  
The electric service was inspected, approved, and all circuits are operating. Popping or tripping breakers 
can occur and are the result of an overloaded circuit, short circuit, or ground fault. The breaker is 
designed to trip to avoid overheating of the circuit. Before contacting us for repairs, please check the 
following:  

1. Move lamps, heaters, irons, hair dryers, vacuums, and other heavy power consuming 
devices to a different circuit not being heavily used.  

2. Turn off some electrical devices on the circuit to reduce the load. 

http://www.thomsenhomes.com/
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3. Inspect power cords for damage or melted appearance.  
4. Check and reset the breaker.  Check and reset any GFCI outlets.   

 
PLUMBING: 
The plumbing includes the water service, tubs, basins, sinks, toilets, water heater, sump pump, back-
flow prevention valve, and waste-water removal system. The plumber also provides the connections for 
the laundry, dishwasher, and garbage disposal if the appliances are purchased through Thomsen Homes. 
Although all fittings and hardware are properly tightened prior to closing, we recommend checking 
under cabinets periodically during the first year. If a leak is to occur, it is best to catch it early to prevent 
any further damage. Clean up any water in direct contact with wood or wood laminate surfaces and 
place a basin under the affected area. In an emergency, please contact us immediately. 
 
 
HEATING & AIR CONDITIONING: 
The heating and air conditioning instruction booklet indicates several maintenance functions that should 
not be ignored.  

1. Your filters should be replaced at least every three months. A clogged filter can slow airflow and 
reduce the efficiency of your heating and cooling system.  

2. It is important to keep the furnace intake and exhaust pipe free of snow, dirt, and debris. These 
pipes are located on the exterior of the home. On certain house models these pipes may be near 
ground level and during winter can easily fill with snow. It is the homeowner’s responsibility to 
monitor and maintain airflow in/around these pipes. A clogged pipe will reduce or cease furnace 
operation until the obstruction can be cleared.  

3. Thomsen Homes has specially-designed the kitchen sink base cabinet, depending on the model 
of home you have chosen, to direct the air from this HVAC supply run through a ½” space 
between the bottom of the cabinet and the top of the toe-kick. This HVAC run supplies the 
heating and cooling for the kitchen without the need for a metal vent disrupting the appearance 
of the wood toe-kick. 

4. If a furnace or Air Conditioner stops working, check the following three items before contacting 
us for inspection: 

a. Filter 
b. Breaker (Inside & Outside if you just closed) 
c. Air Intake 

 
 
HOUSE CARE AND WARRANTY: 
 
APPLIANCES:  
Thomsen Homes does not warranty appliances. This includes but is not limited to furnace, water heater, 
air conditioner, stove, range, microwave/hood, dishwasher, refrigerator, and sump pump. All appliances 
are warranted by their respective manufacturers. Appliance manuals and warranty information has 
been provided to homeowner, and it is the responsibility of the homeowner to register these appliances 
if instructed to do so by the manufacturer. All appliance repairs are scheduled and coordinated through 
the appliance manufacturer. The manufacturer will communicate directly with the homeowner.  
 
 
ATTIC ACCESS: 
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The attic space is neither designed nor intended for storage. We provide access to this area for 
maintenance of mechanical equipment that may traverse the attic space. When you perform needed 
tasks in the attic, use caution and avoid stepping off wood members onto the drywall. This can result in 
serious personal injury and damage to your ceiling. Your limited warranty does not cover such injury or 
damage. If you have gone into your attic for any reason, it’s important to note that the insulation may 
have been damaged or matted down and may need repair. The access should also be caulked and sealed 
shut when done.  This is a homeowner maintenance item. 
 
 
BRICK/STONE: 
Brick and stone are some of the most durable and lowest maintenance finished products for a home’s 
exterior.  

1. Efflorescence is the white, powdery substance that sometimes accumulates on brick and stone 
surfaces. This is a natural phenomenon and cannot be prevented. In some cases, you can 
remove it by scrubbing with a stiff brush and vinegar. Consult your home center or hardware 
store for commercial products to remove efflorescence. 

2. In some cases, you may notice small holes and/or white rope in the mortar along the lower row 
of bricks called weep holes or drain ropes. These allow moisture that has accumulated behind 
the brick to escape. Do not fill these weep holes or permit landscaping materials to cover them. 

3. One time during the warranty period, we may repair naturally caused masonry cracks that 
exceed 3/16 inch.  This does not include damaged caused by the homeowner or other persons. 

 
 
CABINETS: 

1. If hinges catch or drawer glides become sluggish, a small amount of silicone lubricant will 
improve their performance. 

2. We will correct gaps where cabinets meet other cabinets, the wall, or ceiling if the gap exceeds 
1/8 inch. 

3. If doors or drawer fronts warp in excess of 1/4 inch within 24 inches, we will correct it by 
adjustment or replacement. CAUTION: Damage to cabinet surfaces and warping can result from 
operating appliances (such as a Crockpot or Coffee Pot) that generate large amounts of 
moisture. When operating such appliances, place them in a location that is not directly under a 
cabinet. 

4. Cabinets are moisture resistant but not moisture proof. We recommend wiping spills 
immediately and always using a new, slightly damp cloth free of grease and dirt when cleaning 
cabinets. 

5. Readily noticeable variation in wood grain and color are normal in all wood or wood-veneer 
selections. Replacements are not made due to such variations. 

6. Avoid exposing cabinets to direct sources of heat, cold, sunlight, and moisture. These factors are 
likely to induce color change, expansion, and/or contraction of the cabinet’s finish.  

7. Cleaning agents may be used to clean cabinets but abrasive and/or harsh materials should be 
avoided. Do not use ammonia, bleach, detergents, soap pads, or steel wool. Orange cleaners are 
a great alternative, but read product instructions as all orange cleaners are not equal.  Do NOT 
use vinegar to clean the cabinets or floors. 

 
 
COUNTERTOPS: 
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1. Your countertop surface will be either laminate, quartz, or granite. On all surfaces, we 
recommend wiping spills immediately and always using a new, damp cloth free of grease and 
dirt when cleaning. 

2. Use coasters under all glasses, bottles, and cans. 
3. Do not set hot pans or any other sources of heat directly on the countertop surface. 
4. Always use cutting boards. 
5. If a backsplash separates from the wall greater than 1/4 inch, we will correct it by floating the 

wall to match. House shifting can cause backsplash separations to become better or worse, so 
we choose to address situations like these closer to the end of the warranty period when 
shifting has taken its course.  

 
 
CARPET: 
Under warranty, the original purchaser is ensured that all products are free of workmanship error. This 
excludes damage resulting from but not limited to wear and tear, misuse, abuse, and/or improper 
storage. When caring for your carpeted surface, we recommend adhering to the following guidelines: 

1. Vacuum regularly to avoid excessive build-up and seepage of dirt, grease, and/or other 
contaminants. Use a vacuum with a beater bar if at all possible to ensure best cleaning. 

2. Light illusions and heavy foot traffic can cause temporary effects on carpet appearance. The 
carpet pile generally is pushed in different directions which produces an illusion of discoloration. 
Do not be alarmed; vacuuming in a uniform direction usually alleviates such effects. 

3. Within the first couple months, your new carpet may seem to be shedding a small amount of 
fibers. The carpet is not losing any of its true fiber; however, the loose fibers are a result of the 
manufacturing process. We recommend vacuuming regularly to reduce such effects. 

4. Professional carpet cleanings are recommended during the 18-24 month range. This is simply a 
guideline, and carpet cleanings should be completed as needed/desired. 

 
 
CERAMIC/PORCELAIN TILE: 
Ceramic/Porcelain tile is one of the easiest materials to maintain. Do not use a cleaning agent that 
results in a heavy, difficult to remove lather on the grout. Rinse thoroughly.  

1. Sealing grout is your decision and responsibility. Once grout has been sealed, ongoing 
maintenance of that seal is necessary and limited warranty coverage on grout that has been 
sealed is void. 

2. Expect slight separations to occur in the grout between tiles. Grout is for decorative purposes 
only. It does not hold tile in place. Cracks in grout joints are common. We will correct cracks in 
excess of 1/8 inch one time during the warranty period.  

 
 
LAMINATE/VINYL FLOORING: 
Other than tile, laminate and vinyl are some the most resilient and maintenance-free flooring products 
available. By caring for such products properly, you can help ensure the durability and attractiveness of 
your floor for years to come.  Under the 1-year limited warranty, Thomsen Homes does not cover 
damage resulting from but not limited to the following: negligence, exposure to heat/burns, smoke 
damage, water penetration, improper cleaning techniques, high humidity levels within the home, 
and/or alterations. When caring for your flooring product, please follow these guidelines: 

1. Sweep with soft bristles to avoid scratching and/or marking of the surface. Vacuuming is 
recommended, but DO NOT use a vacuum with a rotating beater bar unless it is switched off. 
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2. Wipe spills immediately. Wash floor with non-abrasive cleaners and a damp cloth or cotton 
mop.  Avoid using ammonia, bleach, polish, vinegar, and/or wax-based cleaning products.  

3. DO NOT use a steam mop on laminate or vinyl flooring. 
4. DO NOT use soap and water with a mop and bucket. Any type of cleaning with water or liquid 

will void the warranty and could cause serious issues with peaking. 
5. When moving furniture, always lift and carry. Use padding and furniture ends to reduce any 

potential marking and scratching of the floor service.  
 
 
CAULKING: 

1. Caulking is used in and on your home to create a seal as well as for appearance. Time and 
weather will shrink and dry caulk so that it no longer provides a good seal.  Silicone caulk works 
best in wet areas. Latex caulk is used in areas that require painting.  At the time of closing, the 
interior and exterior caulking was checked to ensure proper application.  Because it is normal for 
caulking to degrade over time, all caulking is the homeowner’s responsibility and not covered 
under warranty.  

a. Regularly check caulking on the interior and exterior of the home.  Clean and re-caulk 
areas where caulking is not sticking, has separated, or is degraded.  These areas typically 
include countertops, tubs, sinks, and around plumbing fixtures. 

 
 
CONCRETE: 

1. Shrinkage cracks are common and should be expected. A driveway, or concrete slab, 10 feet 
across shrinks approximately 5/8 inch as it cures. Some of this shrinkage shows up as cracks. 
Cracking of concrete flatwork also results from temperature changes that cause expansion and 
contraction. As cracks occur, seal them with waterproof concrete caulk to prevent moisture 
from penetrating to the soil beneath. 

2. Causes of spalling (surface chips) include repeated hosing of concrete for cleaning, animal urine, 
radiator overflow, fertilizer, uncleared snow and ice, ice-melting agents, and road salt from 
vehicles. Repair of spalling is a home maintenance task and not covered under your home’s 
limited warranty. 

3. If concrete cracks reach 3/16 inch in width on your foundation wall, or 1/4 inch on your concrete 
slab please contact us. We will schedule your concrete subcontractor to repair cracks one time 
during the warranty period. Subsequently, concrete maintenance is your responsibility. If you 
prefer to have the slab replaced, we will obtain a price for you and assist in scheduling the work 
upon receipt of your payment. However, we advise against this expense since the new slab has 
the potential to crack as well. 

4. Thomsen Homes or its subcontractor will correct separation of concrete slabs away from the 
house if separation exceeds (1) inch, and will repair slabs that settle or heave in excess of (2) 
inches. 

5. Concrete slabs are floating. They are not attached to the home’s foundation walls. Because 
these slabs are not a structural, or load bearing element of the home, they are excluded from 
coverage under the structural warranty. The limited warranty coverage is for (1) year. 

 
Caring for concrete: 
1. It is recommended that you apply concrete sealer to keep water from penetrating into the 

surface of concrete. Water-repellant coatings and sealers, such as a silane or siloxane-based 
concrete sealer, will reduce damage from freeze-thaw cycles and salting. Newly cured concrete 
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should fully cure for 28 days prior to sealing. Most sealer applications are effective for about (2) 
years.  

2. Direct drain water away from concrete so that it will not saturate the surface or undermine the 
concrete placement and cause settlement cracks. Drain water that has caused settling is not 
covered under warranty. 

3. Remove ice and snow from concrete slabs as promptly as possible after snow storms. 
4. Clean up automobile fluids on concrete surfaces immediately and apply floor dry to soak up 

chemical residue. Rinse with a diluted baking soda solution to neutralize the acid exposure. 
5. Do not use salt or other deicers, especially if the concrete was placed after September 15th and 

not sealed.  
6. Never use any deicer containing chemical compounds of magnesium, potassium, ammonium 

nitrate, ammonium sulfate, or any acetate. 
7. Always sweep lawn and garden fertilizers away from concrete surfaces. 
8. Avoid the aggressive use of ice chisels and other tools or equipment that can cause concrete 

surface scarring. 
 

 
CONCRETE FOUNDATIONS & CONDENSATION: 
Concrete condensation, or sweating, is observed when the exterior temperature warms up and the 
ground temperature is still low. This is predominantly seen on foundations poured during cold months. 
In unfinished basements, concrete condensation can be a common issue as outside temperatures 
increase. The warmer air is, the more moisture it can hold. Conversely, when air cools, it often has to 
release moisture. In your basement, condensation develops when you have relatively warm, moist air 
contacting the cool surface of the walls. As the walls cool the air, droplets form on the walls and you've 
got a damp basement. Follow these steps when dealing with concrete condensation: 

1. Clean up any water and use fans to dry the affected area. 
2. Remove and dry any insulation that may have gotten wet. 
3. Reinstall the dried insulation to minimize warm air contact with the cool concrete surface.  
4. Reattach the plastic wrap.  

The walls in your basement are equipped with a vapor barrier consisting of insulation, plastic wrap, and 
sheetrock (in a finished basement). This creates minimal contact between warm air and the cool 
concrete surface. Thus, condensation is more unlikely to accrue under these conditions. 
 
 
CONDENSATION: 
Condensation results from weather conditions and a family’s lifestyle. Thomsen Homes has no control 
over these factors. The limited warranty coverage excludes condensation. The materials used to build 
your house contain moisture throughout the entire manufacturing process. As the house sits over time, 
this moisture escapes in the form of condensation. You will generally observe condensation accruing 
near doors, windows, the crawl space underneath the stairwell, utility room, and any other concrete 
surfaces. Damage caused by condensation on window jambs, doorway windows, or any other surfaces 
in contact with wood products is not covered under warranty. We recommend wiping up any visible 
moisture as soon as possible to prevent damage.  
 

Controlling moisture in your home: 
1. Use a kitchen fan while cooking. However, it must be vented outdoors to reduce moisture. Also, 

gas ovens, stoves, and crock pots will add more moisture content to the air than electric ovens 
and stoves. 
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2. While showering, have bathroom door shut and exhaust fan running. We recommend to leave 
this running for at least 20 minutes after showering. Installing a fan timer is a great way to 
ensure all moisture is removed 

3. Do not hang clothes to dry inside your home during cold weather. 
4. Shut off and/or heavily monitor all humidifying devices during cold months. 
5. Allow air to circulate. Do not cover heat registers or cold air returns. Leave drapes and blinds 

open to allow air to circulate freely over windows. 
6. Run exhaust fans while washing floors, because washing floors adds large amounts of moisture 

to the air. 
7. When weather conditions permit, open windows so fresh air can circulate throughout your 

home. 
8. Consider purchasing a high quality dehumidifier(s) and place throughout the house. We 

recommend placing one on each floor to help remove air humidity. 
9. Consider purchasing an air exchanger. Air exchangers remove excess humidity and pollutants by 

circulating the stale inside air with fresh outside air. 
10. Please refer to the condensation guidelines provided to you at closing day. A good rule of thumb 

for controlling condensation: if there is frost forming on the inside of windows, the relativity 
humidity inside your home is too high and appropriate steps should be taken to lower it. 

11. See Appendix A for further information. 
 
 
DETECTORS: 

1. For your safety, clean each smoke detector monthly to prevent a false alarm or lack of response 
in a fire. Check to ensure that batteries are properly installed and working correctly. After 
cleaning, push the test button to confirm the alarm is working. 

2. Smoke detectors and carbon monoxide detectors are installed in accordance with building 
codes, which dictate locations. Thomsen Homes cannot omit any detector, and you should not 
remove or disable any detector. 

3. Detectors are hardwired together throughout the home. When one goes off, they all do.  
4. Detectors are equipped with batteries and should be changed regularly. The batteries ensure 

power is provided to the detectors in the event that the electricity goes out. 
 
 
DOORS & LOCKS: 
The interior doors installed in your home are wood products subject to environmentally-induced 
responses such as shrinkage and warpage. The exterior doors are metal or vinyl. Due to natural 
fluctuations caused by humidity, the interior and exterior doors may occasionally require minor 
adjustments. 

1. If a door does not latch because of minor settling, you can correct this by making an alteration 
to the opening in the jamb for the latch plate, and/or raising or lowering the plate accordingly. 

2. One of the most common problems that can occur is sticking. A sticking door is a result of the 
natural expansion of lumber caused by changes in humidity. When sticking is caused by swelling 
during a damp season, do not make changes to the door unless it continues to stick after the 
weather changes. 

3. During your final walk-through, we confirmed that all doors are in acceptable condition and 
correctly adjusted. Thomsen Homes will repair doors that warp or need adjustment in excess of 
1/4 inch one time during the warranty period, given no humidity and water damage has 
occurred. 
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DRYWALL: 
Minor seam separations and cracks, along with other slight imperfections, are common and should be 
expected. These are caused by the shrinkage of the wood and normal deflection of rafters to which the 
drywall is attached. Minor depressions and slight mounds at nail/screw heads are not defects. 

1. You were provided with a touch-up kit at the walk-through which can be used for any minor 
repair or touch-up you may have. For example, if you have a hairline crack that appears several 
months after you move in, this is considered normal settling and is not covered under the 
limited warranty. Your touch-up kit is perfect for this type of repair. If you have a crack in excess 
of 1/8 inch or larger, or a separation of comparable size in a seam, then Thomsen Homes or its 
drywall subcontractor will correct the imperfection one time during the first year of the limited 
warranty period. 

2. Thomsen Homes or its drywall subcontractor will correct nail/screw pops which have broken 
through the finished surface. We will touch-up the repaired area using the same paint color that 
was on the surface when the home was delivered. Touch-ups will be visible. You are responsible 
for custom paint colors or wallpaper that has been applied subsequent to closing. Due to the 
effects of time on paint and wallpaper, touch-ups are unlikely to exactly match the surrounding 
area. 

3. Thomsen Homes will not repair drywall flaws that are only visible under particular lighting 
conditions. For example, if you can only see a spot at a specific angle but do not see it at other 
angles, this is NOT a warranty claim and WILL NOT be covered. 

4. We will repaint the entire wall (corner to corner) only if more than one third of the wall is 
involved in the repair. 

 
 
GRADING & DRAINAGE: 
If you purchased your home without a seed or sod option, then the property will be rough graded only. 
This process simply means that the black dirt which has been stock piled in the back yard during 
construction will be knocked down and spread throughout the yard at an average of 3 to 4 inches 
throughout. During the walk-through it was established that the rough grade generally slopes away from 
the home but may have some high and low spots throughout. After closing, it is the responsibility of the 
homeowner to maintain the grading so as to permit water to drain away from the home as rapidly as 
possible. If you alter the drainage pattern after closing, or if the changes in drainage occur due to lack of 
maintenance, the limited warranty is void. Additionally, failure to maintain proper drainage can result in 
structural damage and will void your warranty. 

1. Settling is natural and will continue to occur for some time, particularly around backfilled areas. 
Inspect the perimeter of your home regularly for signs of settling and fill settled areas as needed 
to maintain proper drainage. 

2. Thomsen Homes recommends hiring a professional landscaping company to do a final grade and 
provide ground cover for your property. This is the responsibility of the homeowner. 

3. Yards drain from one another. You and your neighbors share an overall drainage plan for the 
community. Use caution when installing landscaping, fencing, or additions to your home to 
prevent causing water problems on adjacent lots. 

4. If you have standing water within (10) feet of the foundation during the first year limited 
warranty period, Thomsen Homes will correct grading that permits water to stand for more than 
24 hours. Standing water beyond (10) feet of the foundation is not covered by this limited 
warranty. 

5. Completion of your yard, including fine grade and turf, is essential for proper drainage of water 
from around your home. Until turf is established, this “system” of water drainage is incomplete.  
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6. The 1-year limited warranty covers the condition of the yard at closing and will not remedy any 
issues resulting from work done after closing unless the work was conducted by Thomsen 
Homes or its subcontractor. 

7. Run sump hose to back of lot or to the street, but be sure to check development covenants.  
8. Ensure downspouts are leaned to drain water away from the foundation. Extensions are a good 

way to move the water even further away. 
 
 
 
IRRIGATION SYSTEM (& STUB OUT): 
If a stub out or pressure vac for future irrigation was purchased or installed in your home, we 
recommend having the irrigation system professionally blown-out to remove water prior to freezing 
weather. Ensure valves are shut after emptied and free of water. This will help to prevent water freezing 
and pipe/plumbing damage. Even if an irrigation system has not been installed yet, this may be 
necessary as the water may have been turned on to verify the stub out works without leaks. 
 
 
MILDEW/MOLD: 
Mildew is a fungus that spreads through the air in microscopic spores. This fungus loves moisture and 
are commonly found living on organic surfaces such as wood and paper products. Molds are simple, 
microscopic organisms found virtually everywhere, indoors and outdoors. Molds are an important part 
of the life cycle because they act to decompose organic matter. Mold growth can often be seen in the 
form of discoloration ranging from white to orange and from green to brown or black. 
It is common to find mold spores in the air of homes and growing on damp surfaces. Much of the mold 
found indoors originates from an outdoor source; therefore, everyone is exposed to some mold on a 
daily basis. Because people spend a great deal of time indoors and buildings tend to have limited 
outdoor air ventilation, and indoor source of mold can create higher indoor concentrations of airborne 
mold spores. Windows and doors are prone to condensation, so it is imperative that you wipe up any 
excess water to prevent mold growth. If some mold does become visible, do not be alarmed. This mold 
is generally localized to the surface and cleaning with an appropriate solution will help remedy the 
situation. Solutions that remove mold and mildew are available from local hardware or home 
improvement stores. Wear protective eyewear and rubber gloves for this task; the chemicals that 
remove these organisms are unfriendly to humans. For more information, please refer to Appendix B. 
 
 
SUMP PUMP/DRAINAGE SYSTEM: 
The foundation design on your home includes a drain-tile system around the perimeter, and a sump 
pump. The perimeter drain runs around the foundation to gather water and channel it to the sump pit. 
When the water reaches a certain level, the pump turns on and pumps the water away from your home. 

1. The pump may run often during a heavy storm or long periods of rain. It could also run often if 
you do not have a hose extension connected to the exterior pipe, or if your hose extension is not 
long enough so as to sufficiently direct water far enough away from perimeter drain. In this 
case, the water simply cannot run away from the house and recycles directly down to the drain-
tile again. Recirculating water can cause the pump to fail for two reasons: 

a. There is too much water, and the pump can’t keep up. Therefore, water may overflow 
the pit. 

b. Running the pump continuously for prolonged periods of time can trip the breaker or 
even burn the pump out itself. 
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2. During dry years, the sump pump may run very little. Do not become complacent and forget
about your pump. To check the operation of your pump, pour water into the sump pit so as to
raise the float-arm attached to the pump (or carefully raise the float-arm manually). The pump
should come on and pump water out.

3. Ensure that roof water drains quickly away from the home to avoid circulating it through your
sump pump. It is very important to keep downspout extensions in place and your sump pump
extension hose in place to channel water away from your home.

4. Keep in mind that a sump pump is considered an appliance and therefore warranted by the
manufacturer. During your walk-through we discussed the sump pump and confirmed it is
operational.

WINDOWS: 
1. In heavy rains, water may collect in the bottom channel of the window frame. Weep holes are

provided to allow excess water to escape to the outside. Keep the bottom window channels and
weep holes free of dirt and debris for proper operation. The bottom track in the channel is a
removable plastic piece that may need periodic removal to allow for proper cleaning of the
channel. This is considered a homeowner maintenance item.

2. During the walk-through we confirmed that all windows, screens, and sliding glass doors are in
acceptable condition.

ADDITIONAL INFORMATION: 
For additional new homeowner information, please visit www.home-smart.org or visit the Thomsen 
Homes Warranty Page at www.thomsenhomesllc.com/warranty for videos, tips, and more. 

http://www.home-smart.org/
http://www.thomsenhomesllc.com/warranty
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Appendix A 
 

How to Cure Window Condensation in Your Home 
 
 

Causes and Cures for Window Condensation 
Each winter sees more and more homeowners vitally interested in solving window condensation. 
Window condensation is not a happy interest because of bad experiences, which range from irritating to 
downright expensive. 
 
It may strike you as odd, but the growing condensation problems of the nation are caused by progress. If 
you have trouble with window condensation, it’s probably because you live in a “tight” modern home 
that you can heat for a fraction of the money it took to heat the house your parents lived in—a home 
that’s cleaner and more comfortable besides! Your condensation problems also result from use of labor 
saving appliances that make life easier than it used to be. 
 
This article explains the moisture problem of the "tight" home. It offers suggestions for curing 
condensation problems in existing homes and provides additional suggestions for you who are planning 
a home. You unquestionably will build a "tight" home, and there are more things you can do to prevent 
excessive moisture when you build than can be done in a home where the problem already exists. 
 
 
What Causes “Trouble” Condensation? 
A little fog on the lower corners of your windows now and then probably doesn't bother you. By the 
time you've thought about it a second time it has usually gone away. But we are talking about excessive 
condensation. Condensation that blocks whole windows with fog or frost. Water that runs off windows 
to stain woodwork, or in serious cases even damage the wallpaper or plaster. If you have this kind of 
condensation on your windows, you have good reasons to be concerned and good reason to act. 
 
Don't worry so much about the windows where you can see the effect of excess humidity. You should 
worry more about what excess moisture may be doing elsewhere in your home. It may be freezing in the 
insulation in your attic where it will melt and damage your plaster exactly like a roof leak when warm 
weather comes. Or it may be forcing its way out through siding to form blisters under your exterior 
paint. That means the most expensive kind of a paint job. It's easy in such cases to blame the paint, or 
the insulation, or the windows, but it's wrong to blame them. The real villain is invisible. It's water vapor. 
The best, and usually the only way, to prevent this trouble is to get rid of excess water vapor. Once 
you've equipped your windows with good storm windows, there isn't very much more you can do to the 
windows to lick condensation. 
 
 
What Is Humidity? 
Humidity, water vapor, moisture, and steam are all the same in that they are each a form of water. 
Humidity is an invisible gas. It is present in varying quantities in nearly all air. This moisture in wet air 
tries to flow toward drier air and mix with it. Scientists describe this force as "vapor pressure." It is often 
a very powerful force indeed. It can act independently of the flow of the air which holds the moisture. 
Vapor pressure can force moisture easily through wood, plaster, brick, and cement—right through most 
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of the materials we use to build our homes. That is exactly what happens when moisture seeks to 
escape from the humid air usually found inside your home to the drier winter air outside. 
 
 
More Moisture Trapped in Less Space 
Certain building materials stop water vapor. Glass is one of these. Also on this list are some varnishes, 
paints, tiles, and plastic wall coverings. Vapor-seal insulation is designed specifically to stop the escape 
of water vapor and protect the insulation and your walls from the ravages of water. 
 
Increased use of these "moisture trapping" materials in the last few years has created the modern 
"tight" home. Moisture created by bathrooms, kitchens, laundries, and occupants no longer flows easily 
to the outside. The modern insulation and construction that keep cold air outside also keep moisture in, 
so it is very easy to build up excessive and even harmful moisture levels in such a home. American 
Builder magazine calls the problem a combination of many causes that build excessive moisture in the 
modern home. 
 
First, more washing, more bathing, more showers, more appliances, and more gas furnaces all pour 
more water vapor into homes than in former years. Heating and Ventilating magazine provides builders 
with reference data on sources of water vapor. For instance, cooking for a family of four adds 4.5 lbs. of 
moisture a day to a house. Each shower contributes half a pound, a weekly laundry 30 lbs., human 
occupancy 6 to 8 lbs. per day, dishwashing 1.2 lbs., etc. 
 
All of this moisture must eventually escape from your home. So you see that the modern living of a 
family of four can easily release 150 pounds, or more than 18 gallons of water per week into the air in 
your home! And houses with no basements have further moisture problems. 
 
Increased production of humidity is only part of the story. Houses generally have been growing smaller, 
which means an even greater concentration of water vapor is trapped by modern tight construction. It 
means more moisture contained in less space. 
 
There is no wonder we've created a condensation problem for ourselves. 
 
 
How to Reduce Humidity 
David Bareuther, Associated Press Building editor, sums up the problem of reducing humidity by saying 
there are only three ways to reduce humidity: 
 

1. CONTROLLING SOURCES OF HUMIDITY: For instance, venting all gas burners, clothes dryers, etc., 
to the outdoors. Use of kitchen or bathroom exhaust fans. 

2. WINTER VENTILATION: Because outside air usually contains less water vapor, it will "dilute" the 
humidity of inside air. This takes place automatically in older houses through constant 
infiltration of outside air. 

3. HEAT: The process of heating your home will reduce the relative humidity, providing it's dry 
heat. It will counter-balance most of all the moisture produced by modern living. 

 
Now before we summarize specific steps for reducing humidity in your home, let's include some basic 
data about recommended moisture. You can refer to it if you are inclined to test the moisture levels in 
your own home. The table below is the result of long and careful experiments at the University of 
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Minnesota Engineering laboratories. It shows the maximum safe humidities for your home, not only for 
the windows, but even more for your paint, insulation, and structural members. In most cases, reducing 
moisture to these humidities will cure troublesome condensation on windows; if not, you can reduce 
humidity further without discomfort to you or your family. 
 
If you test humidity in your home, be sure to use an accurate instrument, preferably a good sling 
psychrometer. Remember, too, that these relative humidities are for 70 degrees F. For higher 
temperatures, lower humidities are required. 
 

  
Outside Air Temperature Inside Relative Humidity 70⁰ F Indoor Temperature 

-20⁰ F or below Not over 15% 
-20⁰ to -10⁰ F Not over 20% 
-10⁰ to 0⁰ F Not over 25% 
0⁰ to 10⁰ F Not over 30% 

10⁰ to 20⁰ F Not over 35% 
20⁰ to 40⁰ F Not over 40% 

 
 
7 Practical Steps to Control Condensation 
Here, arranged from easy to more difficult, are the steps you should take to reduce condensation on 
your windows. 
 

1. Install storm windows or replacement windows with double or triple glazing. 
2. Shut off furnace humidifier and any other humidifying devices in your home. 
3. Be sure that louvers in attic or basement crawl spaces are open and that they are large enough. 
4. Run kitchen or other ventilating fans longer and more often than has been your custom. 
5. Open fireplace damper to allow easier escape for moisture. 
6. Air out your house a few minutes each day. Air out kitchen, laundry and bathrooms during use 

or just following use. 
7. If troublesome condensation persists see your heating contractor about an outside air intake for 

your furnace; about venting of gas-burning heaters and appliances; or about installation of 
ventilating fans. 

 
If the common remedies we suggest (number 1 through 5) don't work, you REALLY have a condensation 
problem. But the changes your heating contractor may recommend to further reduce humidity in your 
home should not be very expensive. Certainly they will be less expensive than a big paint job caused by 
excessive water vapor! 
 
The basic principle of reducing window condensation is extremely simple. When there's too much 
condensation on your windows, it means that humidity is too high in your home. You should take 
necessary steps to reduce humidity until condensation disappears. But in practice, window 
condensation and reducing humidity may become very complicated because a score or more of entirely 
different conditions may affect the way the condensation problem works out in different homes. Let us 
just mention a few: 
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• The number and types of windows in the home. 
• The type of double glazing system on the windows. 
• The heating system—hot air or water—perimeter or interior wall heating. 
• The type of insulation and vapor barrier. 
• Even the type of soil and quality of drainage. 

 
Because of so many variables, a condensation problem can sometimes be very tough to solve. That's 
why we recommend that you put an expert to work on your problem if the simpler steps to reduce 
humidity don't solve your condensation problem. See your architect or your heating contractor first. If 
they can't help, we suggest that you ask your general contractor or lumber dealer to put you in touch 
with a qualified expert. They are available both at engineering schools and from the staffs of heating, 
insulation, wallboard, or window manufacturers. 
 
There are two causes of condensation which are temporary. They will disappear after a few weeks or at 
most a season of heating. First, there is the moisture that comes from a new construction or 
remodeling. There's quite a lot of moisture in the wood, plaster, and other building materials of a new 
home. When the heating season starts, this moisture will gradually flow out into the air in the home. 
Then it will disappear and not cause any more trouble. Much the same sort of thing happens in milder 
form at the beginning of each heating season. During the summer, your house absorbs some moisture. 
After the first few weeks of heating, your house will be dried out, and you'll have less trouble with 
condensation. 
 
While we have been discussing the control of condensation, we've mentioned just about everything 
except windows. There's a good reason. There just is nothing much that can be done with windows to 
cut down condensation. As the building experts have often pointed out, the windows are not to blame 
for condensation. Both the cause and the cure of window condensation lies in the moisture content of 
the inside air. 
 
 
Better Business Bureau—Telltips #421: Condensation on Windows 
Condensation is visible evidence of excessive moisture in the air. It may appear as water, frost, or ice on 
the room surface of windows and doors. The warmer the air, the more water it can hold. This means 
that the air in the center of any given room will hold more water than the air adjacent to the window or 
door walls, since this area is always colder. When the warm moisture-laden air moves toward the cooler 
window or door wall, it becomes cooler and could not hold the moisture it held when it was warmer. 
Therefore, the moisture is dropped and appears as water on the glass and frames of windows and doors. 
This occurs more frequently during the winter months, because of the extreme difference between the 
inside and outside temperatures. If you wish to avoid condensation during the winter months, when the 
average outdoor temperature drops to 35 degrees or less, it would be wise to maintain a 25 to 35 
degree relative indoor humidity. 
 
Ventilation is a very effective way to remove excessive moisture from the air, which is why old poorly 
insulated houses with single glazed windows often times do not have condensation problems. This is 
because the air is changed by infiltration around the windows, vents, and other openings. Newer homes 
which are constructed to meet current insulation standards and energy conservation requirements; or 
older homes which have been newly insulated through the addition of added attic or basement 
insulation and installation of prime windows with dual or triple glazed glass, are now so air tight that 
they present a new problem. 
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All homes will on occasion have temporary condensation, which is the result of one of three 
occurrences: 
 

1. New construction or remodeling. Building materials contain a great deal of moisture. As soon as 
the heat is turned on, this moisture will glow out into the air and settle on the windows and so 
on. This will usually disappear following the first heating season. 

2. During humid summers, houses absorb moisture. This will be apparent during the first few 
weeks of heating, and then the house should dry up. 

3. Sharp, quick, and sudden drops in temperature, especially during the heating season will create 
temporary condensation problems. 

 
If you have an existing moisture or condensation problem, do not count on correcting it merely by 
installing new windows. Windows do not cause condensation; therefore, windows cannot cure 
condensation. However, an energy efficient vinyl replacement window with Super Spacer warm edge 
technology, Argon gas, and Low-E glass helps to greatly reduce condensation. 
 
 
 
 
 

Appendix B 
 

Mold: Frequently Asked Questions 
 
 

Q. What are molds? 
Molds are a type of fungus. Other types of fungus include mildews and mushrooms. Molds occur widely 
in nature and outdoors. There is no practical way to get rid of all mold spores indoors. 
 
Q. How do molds grow in my home? 
Molds grow in our homes because of too much water. Leaky plumbing or a hole in the roof can let water 
into your home to help mold grow. Humid air from cooking, breathing or showering can also lead to 
mold growth unless you let the damp air out and fresh air into your home. Common materials we have 
in our homes like paper, drywall, leather, and carpeting provide food for mold growth if they get wet. 
Controlling moisture is the most important thing to remember when dealing with mold. 
 
Q. Where can I find molds in my home? 
You might find mold in water damaged areas, on the inside of cold exterior walls, behind dressers, 
headboards and in closets where things are stored against a cold outer wall. Other areas where mold 
often grows are kitchens, bathrooms, laundry or utility rooms, and basements. Carpets and other water-
damaged materials will easily support mold growth. Mold may also grow undetected inside wall spaces, 
under carpet, and inside heating ducts. 
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Q. How do I know if I have a problem? 
• If you see or smell mold, or a musty odor, you have a mold problem. You should clean up the 

mold as soon as possible. Testing for molds is not usually needed unless you need 
documentation for medical or legal reasons. 

• Even dry or dead mold spores may cause health problems. 
 
Q. How can I control or prevent molds from growing in my home? 

• Stop all water leaks first. Repair leaky roofs and plumbing right away. Move water away from 
basement walls and concrete slabs. 

• Increase air movement within your home. If needed, use ceiling or standing fans to circulate air 
throughout your home. Pay special attention to outside walls. Provide warm air to all rooms of 
your home. Leave closet doors slightly open. Move furniture and large objects away from 
outside walls. Leave a few inches for air to move between the wall and belongings. 

• “Flush” the air in your home at least once or twice a day. Do this by opening all windows and 
turning on all exhaust fans for five minutes. Close windows and reheat home to 70 degrees. 

• Make sure you have working exhaust fans in bathrooms, kitchens and laundry rooms. 
• Run fans while bathing, cooking or doing laundry and for at least 30 minutes afterwards. 
• If your living area is constantly humid even with proper ventilation and temperature control, you 

may want to consider the use of a dehumidifier. Dehumidifiers can be helpful to control 
moisture in basements or daylight basements. 

• Ventilate and insulate attic and crawl spaces. Cover dirt in the crawl space with heavy plastic. 
• Clean and dry water damaged carpets, clothing, bedding and fabric furniture within 24 to 48 

hours. Otherwise consider throwing it away and replacing with new. 
• Vacuum (with a HEPA vacuum if possible) and clean your home regularly. 

 
Q. How do I clean up mold in my home? 

• If you see or smell mold, it’s time to clean up. 
• Try to determine how much of an area has a mold problem. For a larger area – greater than 10 

feet square – you need to pay attention to personal protection. 
• Use goggles, gloves and breathing protection, such as an N95 dust mask. 
• Isolate the work area as much as possible. Cover heat vents. Close the door or hang plastic 

across open doorways and seal with tape. Open a window or use an exhaust fan. 
• Cover all furniture in the area. Sheets or paint drop clothes can be used. For a large area of 

mold, move all belongings to another place before clean up. Sort articles for later clean up. See 
below for cleaning household articles. 

• Remove severely mold-damaged materials by putting them in bags and throwing away. 
• Scrub the area with a mix of dishwashing liquid and water or liquid laundry detergent (no 

bleach) and water. Use just enough detergent to make the water a little sudsy. It is important to 
physically remove all molds! 

• Thoroughly dry the area. 
• It is not necessary to use bleach. Bleach can be harmful to your health. Be sure that you scrub 

away mold with detergent first. If you do use bleach, a mix of 1 part bleach to 9 parts water is 
enough, or about 1 cup bleach to a gallon of water. Wipe this lightly over the previously moldy 
area, let sit for 20 minutes, then wipe dry. 

• Give the entire area a good cleaning. Vacuum floors and wash bedding and clothes if needed. 
Consider hiring a professional if the area is larger than 10 square feet, or roughly the size of a 
full sheet of newspaper. 
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• Belongings should be sorted into three categories: 
1. Permeable and washable: Clothing, bedding and other washable items should be run 

through the laundry. 
2. Non-permeable and washable: wood, metal, plastic, glass and ceramics. First try scrubbing 

clean with a liquid soap. If that does not work, use one cap of bleach to one quart of water. 
Spot test to check for spotting from the bleach. Wipe down items, let sit for 20 minutes and 
then dry. 

3. Permeable but not washable: Beds and furniture fit into this category. If items such as 
mattresses or couches are moldy, you should consider disposal and replacement. If not take 
them outside; give them a good vacuuming and let them air out. If you do not see or smell 
mold on the items after this, they should be okay. Watch for any new mold growth or health 
effects. Carpeting and upholstered furniture, if not too badly damaged by mold, can 
sometimes be cleaned by a professional using hot-water extraction or “steam-cleaning.” 
Rental rug shampooing units are usually ineffective for proper removal of mold and in some 
cases may cause more mold to grow. 

 
Q. How am I exposed to molds and what are the health effects? 
We are exposed to mold by breathing mold spores from the air. When an area of mold is disturbed, 
levels of spores in the air may increase up to 10,000 times. It is important to wear protective equipment 
for cleanup. Eating mold-contaminated material may also expose us. 
There may be toxic effects or allergy. 

• Molds sometimes produce toxins. Health effects from toxic exposure may include tiredness, 
nausea, headache, and respiratory or eye irritation. 

• Allergic reaction to mold may include eye, nose, and sinus irritation. It may also cause skin rash 
and problems with asthma. Allergies may be to a specific mold species and you may not react to 
all mold species. 

• Persons most at risk include young children, elderly, those with compromised immune systems 
and people with respiratory conditions such as asthma or Chronic Obstructive Pulmonary 
Disease. 


