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SUMMARY OF DEFICIENCIES



STRUCTURAL SYSTEM

There is structural damage to several floor joist and exterior sheathing due to the lack of necessary kick out flashing on the roof. Have several contractors provide estimates and options for repair to prevent further damages. 

EXTERIOR

There is contact between the exterior cladding and grade. This kind of contact can cause moisture damage to cladding, underlying sheathing and framing, or result in insect infestation. There needs to be at least six inches of clearance between siding components and grade, and leaves, vegetation or other debris should not accumulate against any part of the exterior. I recommend correcting this right away. 

Large sections of ivy were found at the front of the house. Some of these vines are already attached to the face and behind the siding. This will act as a ant and insect pathway into the house. We recommend removal of all vines and shrubbery that are in contact with the house. 

At the side of all the windows and through wall penetrations in the stucco, the termination bead is missing. Termination beads provide a flexible seal between the hard stucco and rigid window frame. Without this, water problems occur and interior moisture can build up causing damage and potentially mold. Monitor the interior surfaces and have a reputable mason provide costs for repair if necessary.  

Several of the balusters in the deck railing are loose. This results in an unsafe condition that should be repaired immediately. Consult a competent contractor for repair.

The railing around the perimeter of this deck is too weak and in danger of breaking away if leaned on too heavily. I recommend repair or reinforcement by a reputable contractor that specializes in decks. 

The ledger of this deck has not been properly flashed.  Correction will require completely detaching the deck from the house to evaluate the condition of the wood behind it.  I recommend consulting a reputable carpenter to discuss repair options and cost. 

Portions of the wood deck are in contact with soil. This will most likely eventually result in rot and insect infiltration, even if the deck has been constructed from treated lumber. I recommend correcting the grading around the deck to achieve at least 3-4 inches clearance between any wood components and soil. Sometimes, this is esthetically impossible due to landscaping. In such circumstances, I recommend creating a border around the deck using pavers and placing river-washed stone or lava beneath the members. This way, the existing grade surface can be retained while providing good drainage beneath the members. 

At the front of the home, the concrete step has settled and pulled away from the porch.  Have a competent mason make repairs to prevent further damage. 

At the rear of the home, the windows are missing the appropriate "J" channel and are vulnerable to leakage. Have a competent siding professional make necessary repairs to prevent leakage. 

ROOF SYSTEM

There are no kickout flashings used at the roof-to-wall intersection(s). This is allowing water draining off the adjacent roof(s) to miss the gutter and drain behind siding and/or trim components. This has already caused water damage in the wall, and rotted floor joists in the basement. Have a reputable roofer install kickout flashing - an angled channel flashing secured to the roof - be installed near the bottom of the roof, to direct water into the gutter and away from this area. Any reputable/professional roofer can accomplish this easily. Damage to the floor joists is addressed elsewhere in the report. 

There is patching present on the rear slope of the roof. This appears to be the result of a disconnected vent that will be addressed later in the report.  Have a reputable roofer remove the poorly done patch and install new shingles or re-secure the vent and flash properly to prevent further damage. 

PLUMBING SYSTEM

The water heater is actively leaking and in need of immediate repair or replacement. Have a licensed plumber make necessary repairs prior to closing. 

The discharge line for the sump pump is poorly supported and is susceptible to blockage or poor drainage. Have a licensed plumber install proper supports to prevent damage. 

In the basement there is an abandoned drainage pipe that will potentially allow sewer gases into the home. Have this line capped or removed for safety reasons. 

ELECTRICAL SYSTEM

I found uncovered electrical junction boxes in the basement drop ceiling. These boxes must be covered in order to contain any electrical fire within the box and to keep debris, insects and vermin out. Note that the covers may be missing because of too many conductors in the boxes. If this is the case, any overfull boxes will need one or more extension rings added. I recommend having this issue corrected by an experienced handyperson or licensed electrician. 

HEATING SYSTEM

There is an accumulation of dirt and debris in the furnace. I recommend having this unit cleaned and serviced by a reputable/professional HVAC firm. 

The furnace exhaust flue is too close to combustible materials. A single-wall exhaust flue needs to have at least 6 in. of clearance to combustibles. Remove the insulation to provide sufficient clearance. 

AIR CONDITIONING SYSTEMS

The condenser coils were found blocked, dirty or clogged with debris. This will prevent this system from cooling adequately. Remove all grass, dirt and debris to provide adequate clearance. 

INTERIOR

The kitchen cabinets are poorly attached to the wall. The screws used for these cabinets were drywall screws. These screws were not meant for this application and will fail in the near future. We recommend replacing the screws and re-secure cabinets to the wall.

There is a window in the family room that has a broken sash cord. This problem does not allow the window to stay in place when opened. We recommend having a competent window contractor repair as necessary. 

The railing for the basement steps are poorly secured to the wall. Consult a competent carpenter for repairs as necessary. 

One of the balusters on the second floor steps is broken. Have a competent carpenter repair or replace this to prevent injury. 

APPLIANCES

There is no anti-tip bracket behind the range/oven to prevent it tipping when the door is opened. Anti-tip devices come with new range/ovens and are supposed to be used. Without an anti-tip bracket, the stove could tip away from the wall, spilling its contents. A bracket should be added before using this oven. 

The dryer vent is disconnected and venting into the attic. This will lead to moist air, lint and potential fire hazards as the lint builds up in the wall cavity. Have this vent connected and moved to the exterior of the home to prevent further damage. 

BATHROOMS

The sink at the powder room is not secured to the cabinet.  This condition may allow the sink to move, causing damage to the connected plumbing. Repair as appropriate. 

GENERAL INFORMATION



INTRODUCTION AND OVERVIEW



This report summarizes the verbal briefing of our inspection of 323 Allens Lane, Mullica Hill, New Jersey, conducted November 19, 2009. The residence was occupied when the inspection was conducted. The temperature was approximately 57 degrees and it was overcast. 

The residence is a two story attached, wood frame, townhouse. The building is approximately 12 years old, constructed about 1997. It has three bedrooms, one kitchen, two-and-a-half bathrooms and includes a basement. 

PURPOSE AND SCOPE



It should be noted that a standard pre-purchase inspection is a visual assessment of the condition of the residence at the time of inspection. The inspection and inspection report are offered as an opinion only. Although every reasonable effort is made to discover and correctly interpret indications of previous or ongoing defects that may be present, it must be understood that no guarantee is implied nor responsibility assumed by the inspector or inspection company, for the actual condition of the building or property being examined. Additional information as to inspection standards is included at the end of the report. 

This firm endeavors to perform all inspections in substantial compliance with the standards of practice of the American Society of Home Inspectors (ASHI). As such, inspectors inspect the readily accessible and installed components and systems of a home as outlined below: 

This report contains observations of those systems and components that are, in the professional opinion of the inspector authoring this report, significantly deficient or are near the end of their expected service life. If the cause for the deficiency is not readily apparent, the suspected cause or reason why the system or component is at or near end of expected service life is reported, and recommendations for correction or monitoring are made as appropriate. When systems or components designated for inspection in the ASHI standards are present but are not inspected, the reason the item was not inspected is reported as well. 

STRUCTURAL SYSTEM



The structure section describes the basic characteristics of the house. Some observations of certain areas of the structure, such as crawlspace and attic conditions, have been documented elsewhere in this report so it is important that the client read the entire report, in order to have the best understanding of this home current condition. 

The residence is a two story attached, wood frame, single-family dwelling. It has three bedrooms, one kitchen, two-and-a-half bathrooms and includes a basement. The floor structure consists of platform framing with 2 x 14 I joists on 16-inch centers sheathed with plywood sheathing. The floor is in need of minor repair(s). Because the walls are concealed and inaccessible for viewing, the type and condition of the wall framing is unknown.  The roof is a manufactured truss assembly. The truss chords are 2 by 4 on 16-inch centers sheathed with plywood sheathing. The ceiling joist chords are 2 by 4 on 16-inch centers. The roof is in serviceable condition. The home is built on basement and the foundation is concrete masonry units (block). The foundation is in serviceable condition. 

The attic access location was a ceiling hatch in the bedroom closet. 

There is structural damage to several floor joist and exterior sheathing due to the lack of necessary kick out flashing on the roof. Have[image: image8.jpg]


 several contractors provide estimates and options for repair to prevent further damages. 

EXTERIOR



Landscaping and lot topography is examined during a residential house inspection as they can have a significant impact on the building structure. It is important that surface runoff water is adequately diverted away from the building, especially in areas that have expansive soil characteristics. Low spots or depressions in the topography can result in ponding water that may exert hydrostatic pressure against the foundation. This pressure can cause a variety of effects on the building. A high water table or excessive ground saturation can also impact septic systems. Even over watering of gardens and shrubbery can have significant effects. A similar impact can result from tree roots growing against the foundation and causing cracking or movement of the structure. It is a standard recommendation that the lot grading slopes away from the building. Grading should fall a minimum of one inch every foot for a distance of six feet around the perimeter of the building. It is also important that tree branches are not permitted to overhang the roof and that all landscaping is kept well pruned and not permitted to grow up against any part of the building. This will help prevent the development of pest and insect problems. 

The exterior cladding consists of a combination of vinyl siding and stucco. The exterior wall surface is in need of minor repair(s). The exterior trim is aluminum. The exterior trim is in serviceable condition. The entry doors are in satisfactory condition. There is an attached Wood sundeck located in the back of the residence. The sundeck is in need of minor repair(s). The sundeck has wooden support columns. The support columns are in serviceable condition. The railings are wood balusters. The railings are in need of minor repair(s). The home is built on a basement and the foundation is concrete masonry units (block). The foundation is in serviceable condition. 

The yard is relatively flat. The grading and drainage is in satisfactory condition. Roof runoff is conveyed via gutters and downspouts into in-ground drains. 

Vinyl or aluminum siding materials are extremely popular because they require less periodic maintenance than other types of siding materials. However, it is still necessary for a homeowner to conduct regular and proper periodic maintenance of the exterior. 

At least once a year, the client should carefully inspect the exterior walls, eaves, soffits or fascia for signs of damage caused by machinery, weather, roof leaks, overfull gutters, trees or ice, and refasten or repair individual siding panels as necessary. All J-channels around windows and doors should be carefully examined to ensure they are secure and draining correctly. Finally, the siding should be cleaned following the manufacturer's instructions. 

Brick veneer, faux stone or stucco are arguably the most attractive and certainly the most durable of exterior cladding materials known to man. However, it is still necessary for a homeowner to conduct regular and proper periodic inspection and maintenance of the exterior. 

At least once a year, the client should carefully inspect the exterior walls for cracks, deterioration or staining caused by machinery, weather, roof leaks, overfull gutters, trees or ice and have the cladding touched up or repaired by appropriate contractors. Terminations around trim, doors and windows should be carefully examined to ensure the cladding is weather-tight and weeps at the base of the walls should be kept free of soil and debris. Trim around doors and windows should be examined, refastened, repaired, re-caulked and touched up where necessary. 

PERIODIC MAINTENANCE: Whether treated or not, it is important to keep a lumber deck surface free of all forms of fungal growth and debris that retains moisture and will cause the deck to eventually rot. I recommend cleaning and resealing the deck annually. Cleaning can be accomplished by scrubbing the deck with a sodium-hypochlorite deck wash and then rinsing with a pressure washer. The color of sun-faded or sun-darkened wood can be revived by applying a deck brightener solution and then the deck should be recoated with a good-quality deck sealant. 

There is contact between the exterior cladding and grade. This kind of contact can cause moisture damage to cladding, underlying sheathing and framing, or result in insect infestation. There needs to be at least six inches[image: image9.jpg]


 of clearance between siding components and grade, and leaves, vegetation or other debris should not accumulate against any part of the exterior. I recommend correcting this right away. 

Large sections of ivy were found at the front of the house. Some of these vines are already attached to the face and behind the siding. This will act as a ant and insect pathway into the house. We recommend removal of all vines[image: image10.jpg]


 and shrubbery that are in contact with the house. 
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At the side of all the windows and through wall penetrations in the stucco, the termination bead is missing. Termination beads provide a flexible seal between the hard stucco and rigid window frame. Without this, water problems[image: image12.jpg]


 occur and interior moisture can build up causing damage and potentially mold. Monitor the interior surfaces and have  a reputable mason provide costs for repair if necessary.  

Several of the balusters in the deck railing are loose. This results in an unsafe condition that should be repaired immediately. Consult [image: image13.jpg]


a competent contractor for repair.

The railing around the perimeter of this deck is too weak and in danger of breaking away if leaned on too heavily. I recommend repair or reinforcement by a reputable contractor that specializes in decks. 

The ledger of this deck has not been properly flashed.  Correction will require completely detaching the deck from the house to [image: image14.jpg]


evaluate the condition of the wood behind it.  I recommend consulting a reputable carpenter to discuss repair options and cost. 

Portions of the wood deck are in contact with soil. This will most likely eventually result in rot and insect infiltration, even if the deck has been constructed from treated lumber. I recommend correcting the grading around the deck to achieve at least 3-4 inches clearance between any wood components and soil. Sometimes, this is esthetically impossible due to landscaping. In such circumstances, I recommend [image: image15.jpg]


creating a border around the deck using pavers and placing river-washed stone or lava beneath the members. This way, the existing grade surface can be retained while providing good drainage beneath the members. 

At the front of the home, the concrete step has settled and pulled away from the porch.  Have a competent mason make repairs to[image: image16.jpg]


 prevent further damage. 

At the rear of the home, the windows are missing the appropriate "J" channel and are vulnerable to leakage. Have a competent [image: image17.jpg]


siding professional make necessary repairs to prevent leakage. 
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ROOF SYSTEM



The roofing inspection was conducted with binoculars. The roof is a pitched style. The building has a gable style roof. The roofing materials are asphalt shingles. The roof appears to be in need of minor repairs by a roofer or experienced handyman. An asphalt shingle roof consists of organic asphalt shingles. An organic asphalt shingle has an expected service life of at least 20 years from the date of installation when properly installed and cared for. Some grades and weights of shingles last longer, but without knowing the specific manufacturer and model of shingle it is impossible to determine the actual expected service life within the scope of this inspection. 

The roof system flashings consist of metal. 

The building has aluminum gutters and downspouts. 

There are no kickout flashings used at the roof-to-wall intersection(s). This is allowing water draining off the adjacent roof(s) to miss the gutter and drain behind siding and/or trim components. This has already caused water damage in the wall, and rotted floor joists in the basement. Have a reputable roofer install[image: image19.jpg]


 kickout flashing - an angled channel flashing secured to the roof - be installed near the bottom of the roof, to direct water into the gutter and away from this area. Any reputable/professional roofer can accomplish this easily. Damage to the floor joists is addressed elsewhere in the report. 

The gutters and downspouts were not inspected, as they were too high to be safely reached with a two-story ladder. Having an experienced handyman inspect and clean all gutters at least twice a year is recommended. 
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There is patching present on the rear slope of the roof. This appears to be the result of a disconnected vent that will be addressed later in the report.  Have a reputable roofer remove the poorly done patch and install new shingles or re-secure the vent and flash properly to prevent further damage. 

PLUMBING SYSTEM



The plumbing system is connected to a municipal supply and waste system. The service pipe to the house is 3/4-inch copper pipe. 

Interior distribution piping is 1/2-inch copper pipe. The branch piping is in serviceable condition. 

The drain/waste plumbing is schedule 40 ABS plastic pipe. The waste piping is in need of minor repair(s). Vent plumbing is schedule 40 ABS plastic pipe. The vent piping is in satisfactory condition. 

Hot water for the residence is provided by a conventional storage tank with 40 gallons of capacity. The energy source for the water heater is natural gas. The water heater was manufactured in 1997. 


MAKE: Bradford White

The water heater is located in the Basement. The water heater exhausts through the roof via a B-vent. The fuel shut-off valve is located on the fuel line. The water heater automatic safety control is in need of minor repair(s). The water heater is in poor condition. 

The main water entry shutoff is located in the basement. 

When reference is made to the type of plumbing, the comment relies on a visual observation, seller statements, the presence or absence of a water bond, and what may be present in the way of notification in the electrical service panel. There is no non-invasive way to determine what is behind a closed wall. For example, when copper plumbing is identified, copper piping protrudes from the walls behind plumbing fixtures. If client requires absolute knowledge as to the type of plumbing throughout the home, then a consultation with a licensed plumbing contractor is recommended. 

The water heater is actively leaking and in need of immediate repair or replacement. Have a licensed plumber make necessary repairs prior to closing. 

The discharge line for the sump pump is poorly supported and is susceptible to blockage or poor drainage. Have a licensed plumber install proper supports to prevent damage. 

In the basement there is an abandoned drainage pipe that will potentially allow sewer gases into the home. Have this line capped or removed for safety reasons. 


ELECTRICAL SYSTEM



Electrical service to the home is via underground service lateral. The service entry are in satisfactory condition. The service entrance conductor is aluminum. The service entry conductor is in satisfactory condition. The electrical meter is located on the side of the residence. The service grounding electrode conductor is a single-conductor copper ground. The service ground conductor is in satisfactory condition. The main disconnect is a 100 amp breaker type located outside at the side of the residence. The main service entrance panel is a Square D breaker system located in the basement. The panel is rated for 100 amps at 120/240 volts. The main service panel is in satisfactory condition. The final service rating is 100 amps. 

The branch wiring is non-metallic sheathed cable (romex) type. It is copper wiring. The branch wiring are in satisfactory condition. 

A representative number of fixtures, electrical outlets and switches were tested. A representative number of the electrical receptacles in this home were tested and found to have the correct polarity and grounding. 

Ground fault circuit interrupters (GFCI) are installed in the bathroom and kitchen. GFCI are safety devices that sense a ground fault in an electrical system and cut power to a circuit faster than one’s nervous system can react. Modern codes require any branch circuits at kitchen counters, in bathrooms, basements, garages or exterior outlets to be GFCI protected. The code at the time this home was built may not have required GFCI protection at these circuits. Nonetheless, we strongly recommend they be added at these locations as an extra preventive safety measure. 

I found uncovered electrical junction boxes in the basement drop ceiling. These boxes must be covered in order to contain any electrical fire within the box and to keep debris, insects and vermin out. Note that the covers may be missing because of too many conductors in the boxes. If this is the case, any overfull boxes will need one or more extension rings added. I recommend having this issue corrected by an experienced handyperson or licensed electrician. 

A representative number of switches and receptacles that are readily accessible are tested for function. Determination of adequacy of electrical panels and current capacity are not within the scope of this report. Low voltage systems, stereos, intercoms, vacuum systems, security systems or other low voltage systems are not inspected and are not within the scope of a home inspection. 

HEATING SYSTEM



The inspection of the heating system includes the coil, fan, mounting apparatus, shut off switch, thermostat wiring, condensate evacuation, ducting and venting where visible. Inspection panels are only removed when accessible and when sealing is not destroyed. Heating is not inspected during the summer months when the air conditioning is normally in use. The system is operated (when outside temperature permits) and temperature splits are recorded. Unless otherwise noted, all the above was in acceptable condition at the time of the inspection.

A natural gas forced air furnace provides heat to the residence. The heating system is in need of minor repair(s). 


MAKE: York

The system has a single-wall metal vent that vents up through the roof. The electrical safety switch for the heating system is located at the furnace/boiler unit. The thermostat for the system is in satisfactory condition. 

The ductwork for the heating system consists of galvanized steel sheetmetal ducts with galvanized steel return ducting. The ducting is in serviceable condition. The return ducting is in serviceable condition. The main filter(s) for this system can be found at the return air intake grill(s). This filter is a pleated cartridge type measuring 14" X 20" X 1". 

There is an accumulation of dirt and debris in the furnace. I recommend having this unit cleaned and serviced by a reputable/professional HVAC firm. 

The furnace exhaust flue is too close to combustible materials. A single-wall exhaust flue needs to have at least 6 in. of clearance to combustibles. Remove the insulation to provide sufficient clearance. 

AIR CONDITIONING SYSTEMS



In accordance with the standards of practice of my professional association, I inspect only installed air conditioning units. I am required to operate the system using normal controls and to describe the energy source and distinguishing characteristics in my report. I am not required to determine whether the system is adequately sized for the home, pressure-test the system or inspect for leaking refrigerant, program digital thermostats or controls or operate the setback features of thermostats or controls. 

A central air conditioning system provides air conditioning for the residence. The energy source is electricity. The air handler and evaporator unit is located at are stacked on top of the furnace. The unit is in serviceable condition. 


MAKE: York

The compressor unit is located at back of the property. The unit is in serviceable condition. 


MAKE: York

Air conditioning systems cannot be safely operated below 60°F without risking damage to the system; therefore this air conditioning system was not tested. 

The condenser coils were found blocked, dirty or clogged with debris. This will prevent this system from cooling adequately. Remove all grass, dirt and debris to provide adequate clearance. 

INTERIOR



The interior wall and ceiling surfaces are conventional sheetrock. The wall surface is in satisfactory condition. The ceiling is in satisfactory condition. The primary floor covering is carpeting throughout. The flooring is in satisfactory condition. The bathroom flooring is sheet vinyl. The bathroom flooring is in satisfactory condition. The kitchen flooring material is sheet vinyl. The kitchen flooring is in satisfactory condition. Stairs are located between each floor. The stairways and steps are is in satisfactory condition. The railings are is in need of minor repair(s). 

The kitchen countertops are in satisfactory condition. The kitchen cabinets are in need of minor repair(s). The bathroom countertops are in need of minor repair(s). The bathroom cabinets are in satisfactory condition. 

Most interior doors are composition, hollow-core panel. The interior doors are in satisfactory condition. The windows are vinyl sash double glazed units. The windows are in need of minor repair(s). 

The kitchen cabinets are poorly attached to the wall. The screws used for these cabinets were drywall screws. These screws were not meant for this application and will fail in the near future. We recommend replacing the screws and re-secure cabinets to the wall.

There is a window in the family room that has a broken sash cord. This problem does not allow the window to stay in place when opened. We recommend having a competent window contractor repair as necessary. 

The railing for the basement steps are poorly secured to the wall. Consult a competent carpenter for repairs as necessary. 

One of the balusters on the second floor steps is broken. Have a competent carpenter repair or replace this to prevent injury. 


BATHROOMS



Caulking and grouting around tub and shower enclosures are needed periodically to prevent moisture penetration and interior damage.  We recommend recaulking and grouting as needed before using the fixtures in these areas.  Severe structural or cosmetic damage to the underlying wall or floor/ceiling areas below may occur in a short period of time if left unattended.  

The plumbing fixtures are glazed steel. The tub surround is two piece fiberglass. 

The sink at the powder room is not secured to the cabinet.  This condition may allow the sink to move, causing damage to the connected plumbing. Repair as appropriate. 

APPLIANCES



Per the inspection agreement, I inspect the built-in appliances only. The appliances were inspected by operating the appliance using the normal operating controls as you would under every day use.  I inspected these appliances by turning them on briefly, save for the dishwasher(if present). Dishwashers are run through a full cycle and afterward checked for leakage. Extensive testing of timers, thermostats, and other controls is not performed. No report can be made regarding the effectiveness of any appliances. (For example, it is impossible to thoroughly check a washer and dryer without a load of clothes). The inspection only determines whether or not the appliances run. 

The kitchen flooring is sheet vinyl. 

The stove is a freestanding type, recessed into the kitchen counter gas range. 


MAKE: Whirlpool

The oven is integral to the range gas. 

The refrigerator is an electric side-by-side refrigerator/freezer. 


MAKE: General Electric

The dishwasher is an under-counter type. 

There is top-loading clothes washer. 


MAKE: Whestinghouse

There is a gas clothes dryer. 


MAKE: General Electric

There is no anti-tip bracket behind the range/oven to prevent it tipping when the door is opened. Anti-tip devices come with new range/ovens and are supposed to be used. Without an anti-tip bracket, the stove could tip away from the wall, spilling its contents. A bracket should be added before using this oven. 

The dryer vent is disconnected and venting into the attic. This will lead to moist air, lint and potential fire hazards as the lint builds up in the wall cavity. Have this vent connected and moved to the exterior of the home to prevent further damage. 

One of the burners on the range was not functioning at the time of inspection. Have a reputable appliance technician make necessary repairs. 
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