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PROPERTY CONDITION REPORT

CONFIDENTIAL

CAPS SURVEY

REPORT OVERVIEW

Report for:  Iam D. Client

Project Number:  CAPS060119Client

Inspection Address:   1234 Any Street, Any City, TN 37001.  The building faces 
east.

Mobility Limitation:  One occupant uses a wheelchair.

Property Description:  Single family residence, two story, three bedroom, 3.5 
bathrooms, upstairs bonus room, 3 car garage, approximately 4000 SF.

Date/Time of Inspection:   June 1, 2019, 1000 AM – 1315 PM (C)

Weather:  Cloudy, 85 F, light wind

Utilities:  Electric – ON, Water – ON, Gas - ON

Inspected By:  Richard Acree, ADA Inspections Nationwide, LLC (ADAIN).

Others Present:  Client, Client's Relative
 
Description of CAPS Survey:   The consultant will conduct a CAPS (Certified 
Aging in Place Specialist) home accessibility survey using the 2010 ADA 
Standards for Accessible Design (2010 Standards) and the Fair Housing Act 
Design Manual (FHA Design Manual) as guidelines. If applicable, other 
document sources will be noted.  Such survey should address each visible and 
measurable element and space within and without a facility, excluding 
emergency lighting and security systems.  This will entail the taking of 
photographs, measurements, and counts, unless limited by contractual 
agreement. The CAPS Survey does not compare the installation to local, state, 
or national building codes.  The results of the survey will be provided in a 
narrative formatted Property Condition Report (PCR).
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The term “accessible” will be used herein to describe an element at a site, 
building, facility, or portion thereof, that complies with the 2010 Standards and/or 
FHA Design Manual.

Within this Property Condition Report the physical condition and operational 
capability of individual building systems with respect to compliance with the 2010 
ADA Standards and/or FHA Design Manual may be subjectively judged as being 
in one of three conditions; good, fair or poor.  The definitions of these conditions 
are as follows:

 Good – Compliant with the 2010 Standards and/or FHA Design Manual.  
May require minor maintenance or adjustment.  

 Fair – Mostly compliant with the 2010 Standards and/or FHA Design 
Manual.  Minor maintenance or adjustment is recommended.

 Poor – Not fully compliant with the 2010 Standards and/or FHA Design 
Manual.  Significant maintenance, adjustment or replacement is 
recommended.

CAPS SURVEY

The results of the survey, shown in this PCR, will include mostly discrepancies 
and recommendations for remediation or mitigation.  Elements that satisfied the 
2010 Standards and/or FHA Design Manual will not be reported herein.  The 
results of the CAPS Survey (Inspection) are as follows.  Please note that not all 
elements were inspected due to limited access.

There are five (5) categories that are listed in this program for residential 
accessibility. These categories are equally applicable to single family and multi-
family facilities. The categories are separated into different elements as follows.

Category 1 – Exterior approach and entrance, exterior elements, and garage

Category 2 – Interior access to kitchen and laundry room

Category 3 – Interior access to living spaces and bedrooms

Category 4 – Interior access to bathrooms

Category 5 – Access to other items such as theater rooms, elevators, and lifts, 
egress from the facility, and passenger loading zones

The focus of the CAPS survey/inspection will be on livability, visitability, and 
safety in general.
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Category 1 - Exterior approach and entrance, exterior elements, and garage

Parking Lot, Walkways and Ramps:

The driveway and walkways are made of exposed aggregate.  Walkways lead 
from the driveway to the front entry and rear entry.  The driveway connects 
directly to the garage pedestrian door entry.  There are no ramps.

Parking is available at the west end of the driveway and in the front of the site 
adjacent to the driveway.  A mailbox is located at the east end of the driveway 
near the road.

There are no obvious intentional public transportation stops or passenger loading
zones at the site.  Pedestrians entering the site from the adjacent street or sites 
must use the driveway to reach the building.

Item 1.  The issue with the
driveway is slope, or grade.  The
running slope of the driveway is
greater than 10% between the
home and road, which is the route
to the mailbox and to the parking
spaces in front of the home.  See
the photo on the right.

The maximum run slope
recommended for a walkway is 5%
and for a ramp is 8.3%.  Maneuvering
between the home and mailbox or road will be difficult for those using a wheel 
chair or device for walking assistance.

RECOMMENDATION:  Consider relocating the mailbox closer to the home.  
Contact the US Postal Service for recommendations.
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Item 2.  The parking space in front
of the site has excessive cross
slope and run slope for use by
disabled visitors.  See the photo on
the right.

The maximum recommended run slope of a walkway route from a parking space 
to the entry doors is 5% and the maximum recommended cross slope is 2.08%.  
Visitability and use of the front parking spaces will be difficult for someone using 
a wheel chair or walking assistance.

RECOMMENDATION:  Encourage visitors with mobility limitations to park at the 
west end of the driveway.  Consider installing a sign to that effect.  See the 
diagram below for a representation of a sign.
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Item 3.  When vehicles are parked
at the west end of the driveway, the
pedestrian route to the front entry
door, where the driveway connects
to the walkway, is compromised by
excessive cross slope grade and
encroachment on the width of the
walkway by vegetation.  See the
photo on the right.

The maximum recommended cross slope of an exterior walkway route is 2.08%. 
The cross slope in the photo above, where the driveway connects to the 
walkway, is approximately 8%.  

At the location shown in the photo above, vegetation is encroaching on the width 
of the walkway.  It is recommended that at least 36 inches of width be maintained
in the walkways.

RECOMMENDATION:  Consider altering the slope of the driveway that is also 
the route to the front entry door.  If this is not possible, consider using another 
route into the building.  Maintain a width of at least 36 inches in all walkways.  
Keep reductions in walkway widths to no less than 32 inches for only short 
distances.  See the diagram below for route width representation.
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Item 4.  The south gate for the
fence has limited maneuvering
clearance when approached from
the driveway/east side where
landscape material is placed.  See
the photo right.

RECOMMENDATION:  This gate requires a minimum maneuvering clearance of 
60 inches perpendicular to the gate and a space 18 inches wide minimum 
beyond the latch side and parallel to the gate.   A space as shown below should 
be provided at the east side of the gate. 

Maneuvering Clearance at Swing Door Opening Out
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Item 5.  The gate shown in Item 4
above has a latch/gate assembly
that is difficult to operate.  The
latch/gate assembly, when
operated from the east side,
requires two hands to operate.
One hand is required to push the
latch down, another hand is
required to open the gate.  See the
photo on the right.

Operable parts, such as gate latches and gates, should be operable with one 
hand and should not require tight grasping, pinching, or twisting of the wrist. This 
latch is spring-loaded to raise when released.  So if the latch is lowered and then 
released to open the gate with the same hand, the latch closes and locks the 
gate before the gate can be opened.

RECOMMENDATION:  Replace the gate latch with a device that does not require
two hands to release the latch and open the door, or consider a spring-loaded 
door opener that opens the door when the latch is released. 
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Item 6.  Three exterior hose bibs
were observed at the home.  Two
of the three are inaccessible due to
encroachment by landscaping
installations.  The photo right is
representative.

A clear space of 30X48 inches is recommended at all elements.  The only hose 
bib with clear space access is on the south side of the home at the driveway.  
The front and rear side hose bibs have limited access to a person using a wheel 
chair.  

RECOMMENDATION:  Consider installing an accessible route to the 
inaccessible hose bibs and install clear spaces at each inaccessible hose bib.  
See the diagram below for a representation of a clear space.
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Exterior Doors:

Item 7.  The front entry door has a
storm door installation that closes
automatically but the storm door
closes too quickly.  See the photo
on the right.

Automated door closers and gate closers should be adjusted so that from an 
open position of 90 degrees, the time required to move the door to a position of 
12 degrees from the latch is 5 seconds minimum.”  See the diagram below for a 
representation of this guideline.

Door Closure Speed Measurement

RECOMMENDATION:  This storm door closer at the front entry/exit installation 
should be adjusted, repaired or replaced, as applicable.  Consider removing the 
door closer if the adjustment cannot be made.
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Item 8a.  The front and rear entry
doors require the use of stairs to
enter the building.  Stairs will not
provide an accessible route into
the building for people using a
wheel chair.  The photo on the right
is representative.

Item 8b.  The garage pedestrian 
entry door does not require the 
use of steps to enter the garage, 
but there is a significant step 
system required to enter the home 
from the garage.  See the photo left.

RECOMMENDATION:  Consider a ramp installation for the front and rear entry 
doors.  Consider a lift installation for the garage step system.

10



ADA Inspections Nationwide, LLC, Property Condition Report, CAPS060119Client

Item 9.  All exterior doors have
thresholds that are greater than 1
inch in vertical rise and the slopes
of the thresholds are excessive.
These thresholds present a
significant barrier to those people
using a wheel chair and a tripping
hazard to those people who have
difficulty raising their feet off the
floor when walking.  The photo on
the right is representative.

RECOMMENDATION:  Replace the thresholds with the type that have a 
maximum rise of ½ inch and where the top ¼ inch of the rise is beveled no 
steeper than 1:2.  The diagram below is representative of this installation.
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Item 10.  The exterior garage
pedestrian entry/exit door is too
narrow in width.  Door widths
should be at least 32 inches.  See
the photo right.

RECOMMENDATION:  Replace the garage exterior pedestrian entry/exit door 
with a door that is at least 32 inches wide.  See the diagram below for a 
representation of this measurement.
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Item 11.  The exterior garage door
automatic operation key pad is
installed too high above the garage
floor.  Operable parts such as wall
switches and garage door openers
should be installed no higher than
48 inches above the finished floor
or garage floor. See the photo on
the right.

RECOMMENDATION:  Relocate the automatic garage door opener exterior key 
pad to no more than 48 inches above the garage floor.
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Category 2 – Interior access to kitchen and laundry room

Item 12.  The controls for the two
electric stacked ovens and the
microwave oven in the kitchen are
mounted too high above the
finished floor.  See the photo on the
right for the stacked electric ovens.

See the photo on the left for the 
microwave oven.

RECOMMENDATION:  Replace the two stacked electric ovens with an 
installation where the controls are between the two ovens and not more than 48 
inches above the finished floor.  Relocate the microwave oven to a counter or a 
lower cabinet.
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Item 13.  The kitchen cabinet
hardware pulls are difficult to
grasp and have sharp corners.
Operable parts should not require
pinching, twisting of the wrist, or
tight grasping to operate.  The
photo right is representative.  

RECOMMENDATION:  Replace the kitchen cabinet hardware pulls with devices 
that are easy to grasp, such as a “D” ring model.
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Item 14.  The counter mounted
electric cook-top has the controls
mounted on the side.  The controls
toward the back will be difficult for
some people in a wheel chair.  See
the photo on the right.

RECOMMENDATION:  Replace the electric cook-top with an appliance where 
the controls are installed across the front of the appliance.
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Item 15.  The door and route into
the laundry room are too narrow.  
See the photo on the right.

The width of the door should be at least 32 inches and the route into the laundry 
room should be at least 36 inches wide, especially in front of the washer and 
dryer.

RECOMMENDATION:  Replace the door with one at least 32 inches wide when 
fully opened and increase the width of the route into the laundry room and in front
of the washer and dryer to at least 36 inches.  See the diagram below for the 
door width measurement.  [Note that this will not allow a turnaround space.]
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Category 3 – Interior access to living spaces and bedrooms

Item 15.  The route through the
Living Room between the sitting
area stool and the fireplace is too
narrow and the flooring has two
surfaces, which creates within the
route two different elevations, two
different roll resistances, and a
tripping hazard due to the height of
the carpet.  See the photo on the
right.

Carpet height should not exceed ½ 
inch and the carpet should be 
secured at the edges.  The photo on 
the left is a closeup of the height of 
the carpet in the living room.  This is 
a tripping hazard.   

RECOMMENDATION:  Re-locate the stool and replace the carpet with one that is
no higher than ½ inch and secured at the edges.  Increase the width of the route 
in front of the fireplace to at least 36 inches for one type of floor surface, with 
limited reduction to 32 inches.  See the diagram below for the width of an 
accessible route.
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Item 16.  There is a tall stair system
to the 2nd floor bonus room.  This
will be a difficult installation for
people in a wheel chair to use.  See
the photo on the right.

RECOMMENDATION:  Consider installing a pedestrian lift device to the 2nd floor.
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Category 4 – Interior access to bathrooms

Item 17.  The main bathroom has
a shower installation that is too
small in width for use with a
wheel chair and requires a step
up/over a curb.  See the photo on
the right.

RECOMMENDATION:  Replace this shower installation with one that is at least 
60 inches in diameter for turnaround space and where there is no curb to step 
up/over to enter the shower.  This may require moving the entry door and moving
or discarding the adjacent tub.
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Item 18.  The toilet room in the
main bathroom is too small in
width for use with a wheel chair
and there are no grab bars on the
walls around the toilet.  See the
photo on the right.

RECOMMENDATION:  Increase the space around the toilet and install grab bars 
on the side wall and rear wall.  The toilet room space should be at least 60 
inches across and 56 inches deep, measured from the adjacent walls.  This may 
require removing the wall/door assembly between the toilet and tub.  See the 
diagram below for a representation.
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Category 5 – Access to other items such as theater rooms, elevators, and lifts, 
egress to the exterior, and passenger loading zones

Item 18.  Egress from the home is
limited by steps at all exterior
pedestrian entry/exit doors and by
the difficulty experienced opening
the windows in the home.  The
photo on the right is at the rear of the
home.

At least two means of egress is recommended from all interior spaces with a few 
exceptions such as bathrooms. All sleeping rooms require at least one accessible
means of egress directly to the exterior.  An accessible means of egress is a 
continuous and unobstructed way of egress travel from any point in a building or 
facility that provides an accessible route to an area of refuge, a horizontal exit, or 
a public way.  Egress in this home is compromised by the steps at the exterior 
pedestrian entry/exit doors and the difficulty observed opening the windows.

RECOMMENDATION:  Install at least one ramp at an exterior pedestrian 
entry/exit door and repair all windows so that they open easily and without more 
than 5 pounds of force.  Notify the local first responders to include the police and 
fire department of a disabled individual living in this home who uses a wheel 
chair.
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SUMMARY:

This completes the CAPS accessibility survey results for this site.  This PCR 
does not compare the installation to local, state, or national building codes.  This 
PCR should be read in entirety.

Several opportunities exist for improved accessibility at this home to 
accommodate a person using a wheel chair.  The next step is to determine which
items should be addressed and in which order.  If all items are not to be modified,
priority should be given to those elements that will provide the greatest access 
and that effect safety, livability, and visitability, in that order.

An estimate of repairs and a list of contractors and vendors to interview for 
installations should be prepared.  Once the contractors and vendors are chosen, 
contracts will be prepared to begin the installations.  If necessary, arrangements 
should be made for occupants of the home to secure other lodging during the 
remodeling.

The suggestions or recommendations presented herein are solely for your use.  
No reports, descriptions, or analysis concerning this property will be released to 
others without your written permission.  

This Property Condition Report is limited to the amount of time spent on the site 
and the scope as outlined by our Contract for Residential Accessibility Services 
and Expert Witness Services.  Conclusions and recommendations presented 
herein are based on the visual evidence gathered during the survey, experience, 
and professional judgment.  These conclusions and recommendations should be 
considered advice, not mandates or binding guidance.  

Please be advised that should these ADA Inspection services further require the 
services of an ADAIN representative in legal proceedings such as litigation or a 
lawsuit, whether voluntary or involuntary for the ADAIN representative, the fee for
those services rendered by a ADAIN representative would be $95/ hour per each 
ADAIN individual required, including travel time and preparation, plus expenses, 
charged at a rate of 8 hours per day, unless otherwise agreed.

Thank you,

Richard Acree  
CAPS Consultant
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