
​THE 15-POINT TECHNICAL AUDIT​
​A Pre-Listing Protocol for Luxury Estates​

​Prepared by Gary Gardiner, Broker & Licensed Contractor​

​PHASE I: THE EXTERIOR SHELL & DRAINAGE​
​Neutralizing "First Impression" red flags that trigger aggressive inspections.​

​1. Masonry & Stucco Integrity: Identify hairline vs. structural cracks. Proactive patching​
​prevents "structural failure" flags that can stall a buyer's financing.​

​2. Roof Life-Cycle Verification: We go beyond "age." We document granular life and tile​
​attachment to satisfy 2026 insurance requirements upfront.​

​3. Fenestration & Sealants: Check window seals and impact ratings. Fogged glass is a​
​minor fix that buyers often use to demand $10k+ "window failure" credits.​

​4. Grade & Drainage: Ensuring water moves away from the foundation. Poor drainage is​
​the #1 trigger for mold and moisture suspicion in South Florida.​

​PHASE II: MECHANICAL SYSTEMS & EFFICIENCY​
​Proving the home is a "Verified Asset" rather than a maintenance liability.​

​5. HVAC Delta-T Performance: We test the actual cooling efficiency, not just "if it turns​
​on." This proves system health regardless of the unit’s age.​

​6. Water Heater Compliance: Verify expansion tanks and proper venting to meet current​
​code—a common "easy hit" for inspectors to flag as a safety issue.​

​7. Electrical Panel Audit: Identify "uninsurable" brands or double-tapping that can trigger​
​an insurance denial 48 hours before your closing.​

​8. Ductwork Integrity: Check for leaks or "sweating" in attic spaces to eliminate the​
​indoor air quality concerns that scare away modern families.​



​PHASE III: CRITICAL RISK MITIGATION​
​Addressing the expensive "Sub-Surface" issues before they become negotiation​
​leverage.​

​9. Pool & Spa Mechanicals: Pressure test lines and check heater functionality. Pool​
​repairs are a favorite "shakedown" point for buyer credits at the finish line.​

​10. Evidence of Historical Moisture: We identify old, resolved stains and document them​
​as "historical" so they aren't flagged as "active leaks" by a nervous inspector.​

​11. Permit History Reconciliation: Cross-referencing the physical house with county​
​records to ensure no "open permits" stall the title transfer.​

​12. Sewer/Septic Lateral Flow: A visual check of clean-outs and flow integrity.​
​Sub-surface issues are the most expensive "unknowns" in the transaction.​

​PHASE IV: THE LUXURY TECH & INSURANCE POLISH​
​Ensuring the sophisticated systems match the luxury price tag.​

​13. Automation & Smart Home Handover: Verify Lutron/Control4 systems are functional.​
​A glitchy smart home feels like a burden; we ensure a clean digital transfer.​

​14. High-End Appliance Diagnostic: Run cycles on Wolf, Sub-Zero, or Miele units.​
​These parts have long lead times; we find the issues now, not during your move.​

​15. Insurance "Wind-Mit" Readiness: Pre-check clips/straps and roof-to-wall​
​attachments to prove the home is compliant to insure and protect.​

​THE GOAL: NO SURPRISES AT THE FINISH LINE.​
​This audit is a component of my Technical Equity Protection program. If you are ready to move​
​from "Unknown" to "Verified," let’s schedule a walkthrough.​

​About the Author:​
​Gary Gardiner​​is a uniquely qualified Florida Real​​Estate Broker, Licensed Contractor, Property​
​Inspector, and Licensed CAM. With hundreds of successful transactions and a background as a​
​former statewide broker for luxury brands, he provides a "quad-authority" approach to ensure​
​assets are structurally sound, compliant, and market-ready.​
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