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Disclosures Addendum — 611 W 11th Ave, Anchorage,
Alaska

• This addendum supplements the State of Alaska Residential Real Property Transfer
Disclosure Statement (REC-4229).

• All statements reflect the seller’s direct knowledge.

A. State-Disclosure Categories
1. Roof, Attic, Ice Damming, and Leakage

• Sloped roof reshingled in 2017 under permit R17-1803; no leaks since.
• Historical leaks occurred prior to the 2017 reroof.
• Flat roof areas over the Mud Room and rear of the 1-Car Garage have limited insulation

and have leaked historically, including as recently as last spring. Ice forms in these
areas.

• Attic insulation insufficient to prevent snow melt and ice formation.
• Limited clearance in attic prevents achieving full R-value over ducting.
• Small roof ledge at the west bedroom — a remnant of the 2-Car Garage overhang —

has soft spots.

2. Heating Systems (Boiler, Radiant, Forced Air)
• Each unit has a separately metered high-efficiency combi-boiler providing radiant heat

and on-demand hot water. Both boilers are located in the basement Boiler Room.
• Upstairs radiant heat approximately 75% installed and operational. Four manifolds: west

addition, Laundry Room, and Kitchen (all installed); primary suite (not yet installed).
• Garage forced-air furnace serves the 2-Car Garage and Mud Room; it previously also

served the west addition — supply and return to living areas removed when radiant was
added in 2018.

• Upstairs forced-air furnace remains as backup heat until radiant system completion.
• Mud Room heated by garage furnace; door at top of stairs is not fire-rated.
• Boiler exhaust venting runs along the north edge of the upstairs fireplace chase; PVC

expansion causes intermittent thumping noises.

3. Plumbing
• The upstairs South and West Bathrooms were not inspected prior to cover; some of the

piping is accessible for inspection from the lower unit. The South Bathroom sewer was
inspected from below as part of the rough inspection for downstairs and was included in
pressure testing.

• Sewer vent wye for upstairs Primary Bath shower visible from downstairs; buyer should
evaluate.

• Basement bathroom vent pipe includes 1.5″ section; shower installation requires
upgrade to 2″.



• Old gas water heater in upstairs Primary Closet leaked and was removed; gas line
removed back to branch near garage.

• Roof vent from old water heater remains above Primary Closet; new bath fan vent
location will be required.

• Sewer drain line in Laundry Room not inspected by the Municipality.

4. Electrical
• Breakers marked with blue tape in upstairs panel are not connected.
• Dryer and washer lines coiled in attic above upstairs Laundry Room.
• Exterior chandelier at front stairs controlled by upstairs unit.
• Upstairs main panel is in the Laundry Room (250-amp); sub-panel in 2-Car Garage fed

by main panel. Electrical panel clearance constraints exist in the Laundry Room.
• Downstairs electrical service runs from exterior meters through a junction box in the Mud

Room (former meter location) to the panel in the 1-Car Garage. The service conductor
between the Mud Room and the panel is routed along the ceiling/wall edge of the 2-Car
Garage. The sheetrock in that section has been removed; the conductor is currently
exposed. Routing should be evaluated by a licensed electrician prior to finishing.

5. Windows
• Replacement windows for upstairs Primary Bedroom, South Bedroom, and Kitchen are

on site; not yet installed. Windows are from the same order as the downstairs installed
windows.

• Some upstairs windows not included in the staged replacements show condensation
between panes.

6. Structural / Foundation / Soil
• Mud Room floor is a thin concrete slab not suitable as a frost-depth foundation.
• Cracks in entry walkway and 1-Car driveway; these affect exterior flatwork only, not the

building foundation.
• No known soil or foundation movement affecting the structure.

7. Fireplaces
• Upstairs wood-burning fireplace removed; chase sealed. Boiler exhaust venting runs

along the north edge of the chase; gas line present in chase, shutoff in basement
Laundry Room.

• Downstairs wood-burning fireplace removed between Dining Room and Living Room;
gas fireplace installed in Living Room; gas line and venting inspected; fireplace requires
permanent attachment prior to covering.

• Basement wood-burning fireplace converted to gas; gas line and venting inspected;
fireplace requires permanent attachment prior to covering.

• All three original wood-burning chimney flues were removed. The basement and first-
floor chimneys were cement block structures; the upstairs was a steel firebox. At the first
floor the chimneys transitioned to steel ducting. The three 16″ diameter chimneys were
removed and the roof chase capped in metal when the roof was re-shingled (permit R17-
1803).



8. Egress / Safety
• Basement egress window installation was not inspected by the Municipality.
• Mud Room door at top of stairs is not fire-rated.

9. Utilities (Usage Estimates)
• Gas estimates based on 2021 CCF consumption scaled to January 2026 billing rates.
• During 2021, upstairs was maintained at 72°F (forced-air serving approximately 85% of

the unit) and downstairs at 65°F while occupied.
• Upstairs: estimated monthly average ~$279, peak ~$498 (April), annual ~$3,343. Based

on 85% forced-air and 15% radiant usage. No data for 100% radiant.
• Downstairs: estimated monthly average ~$151, peak ~$266 (April), annual ~$1,815.

Based on 100% heating from 2 gas fireplaces. No data for radiant.
• Units are separately metered for gas and electric. Monthly detail and methodology

available on request.
• Actual costs will vary based on occupancy, thermostat settings, and completion of

radiant systems.

10. Permits & Inspections
• R16-1463 — Downstairs remodel (active parent permit). Open item: insulation and vapor

barrier inspection not yet completed.
• P16-1307 — Downstairs plumbing rough-in — DWV and water rough approved for

cover; open items: shower pan liner test required on 2 main floor shower pans prior to
covering (UPC 408.7.1), and radiant tubing rough.

• E16-1415 — Downstairs electrical rough-in — approved for cover; not marked finalized.
• M16-1325 — Downstairs mechanical rough-in — bath fans and boilers approved for

cover; open items: fireplace framing inspection (DVFP) and range hood (noted
incomplete in permit comments).

• X17-1307 — Downstairs kitchen load-bearing wall removal and beam installation; repair
of notched floor joists at bottom of basement stairs. Approved and closed.

• RETROE151319 — Downstairs electrical panel relocation; approved and closed.
• R17-1019 — Permit opened to remove part of wall between 2-Car Garage and Mud

Room; canceled; no work performed.
• R17-1803 — Roof reshingle with new sheathing, airflow baffles, and double row of ice &

water shield. Closed.

11. Easements & Property Line
• Property expanded in 1995 to include half of the 20’ alley to the west (Plat 95-99);

neighbor to the west received the other half.
• Unrecorded 1995 easement grants neighbor access to the west 10’ of this property

specifically for access to their garages; expires 2030. The resulting shared driveway is
20’ wide, fully paved, and runs the full depth of the property; maintenance is shared.

• The as-built survey shows the Mud Room at 5’0” from the rear property line. Depending
on lot orientation, this may be consistent with the R2M side setback requirement;
however, the seller has not confirmed this with the Municipality. Buyer should
independently verify applicable setback requirements and permit status with the
Municipality of Anchorage.



12. Square Footage
• Owner measurements differ from Municipality records. All figures on the property

website are seller measurements and should be independently verified.

13. Noise
• Church behind the property has bells that chime on the quarter-hour from 8am to 6pm.
• Church plows their parking lot around 3am.

14. Mud Room — Permit & Setback Status
• The Mud Room is an enclosed structure spanning the rear of both garages and the

upstairs rear stairway. Construction is 2×4 framing on a 3″ concrete slab with a flat roof
over 2×10s.

• The 1978 building plans show exterior stairs in this location. The original covered
stairway appears to have been enclosed at some later date. The west addition permit
drawings (1995) are ambiguous — one sheet shows exterior stairs, another shows Mud
Room walls — and construction quality of the Mud Room is inconsistent with the
permitted west addition work.

• No permit for the Mud Room enclosure has been found by the seller in an online search
of Municipality of Anchorage records. The seller has not queried the building office
directly. A permit may exist that was not found, or the work may have been part of the
west addition permit.

B. Room-by-Room Conditions
Upstairs — Living Room

• Old wood-burning fireplace removed; chase sealed. All three original chimney flues
(basement, first floor, upstairs) removed; roof chase capped in metal at re-shingling.

• Boiler exhaust venting runs along the north edge of the upstairs fireplace chase; PVC
expansion causes intermittent thumping noises.

• Gas line present in chase; shutoff in basement Laundry Room.

Upstairs — Kitchen
• Leveling compound applied over radiant panels; floor approximately 1″ lower at stove

than east windows; flattening chosen over leveling; flattening incomplete.
• Radiant heat loops not inspected by the Municipality.
• Gas line in cabinet by stove not inspected by the Municipality.
• Vent hood upgraded to 8″ duct and roof cap; not inspected by the Municipality.
• Replacement windows for over-sink location on site; not installed.

Upstairs — Laundry Room
• Dryer vent path not finalized.
• Water lines for laundry not yet routed up from garage.



• Sewer drain line not inspected by the Municipality.
• Exterior hose bib water line not yet routed up from garage.
• Dryer (220V) and washer (120V) lines coiled in attic.
• Forced-air furnace remains as backup heat until radiant heat installation completed.

Upstairs — West Bathroom
• Work not inspected by the Municipality.
• Sewer piping visible from below; some additional plumbing visible through the radiant

access panel.
• Radiant heat installed and covered.

Upstairs — South Bathroom
• Work not inspected by the Municipality prior to cover; sewer piping visible from below.
• South Bathroom sewer was inspected from below as part of the rough inspection for

downstairs and was included in pressure testing.
• Radiant heat installed and covered.

Upstairs — South & Primary Bedrooms
• Replacement windows on site; not installed.
• Laundry previously located in South Bedroom closet; all plumbing and electrical

removed.

Upstairs — Primary Closet & Bath
• Old gas water heater leaked and was removed; gas line branch removed back to trunk

near garage.
• Roof vent from old water heater remains above Primary Closet.
• Sewer vent wye for Primary Bath shower visible from downstairs; buyer should evaluate.

Downstairs — General
• Subfloor height increased due to SturdiFloor installation; additional height from radiant

panels and hardwood may affect door installation.
• Final finished floor height changes may affect code compliance of basement stairs.
• Interior doors, Primary Bathroom door (30″ on site; buyer to verify), and garage/house

door may require rough opening height or width adjustment. Existing sliding closet doors
may also require adjustment if reused.

• Electrical service conductor from Mud Room junction box to panel in 1-Car Garage
routed along 2-Car Garage ceiling/wall edge — sheetrock in that section removed;
service conductor currently exposed. Should be evaluated by a licensed electrician prior
to finishing.

Downstairs — Kitchen
• Load-bearing wall removed under permit X17-1307 (closed); triple LVL beam transfers

load to ends.
• Adjacent wall intentionally framed as a floating wall.



Downstairs — Living Room
• Gas fireplace installed; requires permanent attachment prior to covering.

Basement
• Gas fireplace provides primary heat with thermostat; requires permanent attachment

prior to covering.
• Egress window installation was not inspected by the Municipality.
• Notched floor joists at bottom of stairs were repaired as part of kitchen load-bearing wall

removal (permit X17-1307, closed).

Seller Signature: ________________________________  Date: ____________

Buyer Signature: _________________________________  Date: ____________


