Structural Inspection

January 5, 2006

Owner:

Mr. Sam Patterson

Location:
44 Chamale Cove East



Slidell, Louisiana  70460

History:

Mr. Patterson’s condominium is located on Bayou Bonfouca in the Chamale subdivision, and was flooded by Hurricane Katrina flood waters on August 29, 2005.

Findings:

Upon returning to town following a brief exodus during the storm, Mr. Patterson discovered that, in fact, his condo had suffered approximately one foot of water above the main floor.  Since he had successfully used a local flooring contractor to install new floors in a condo he previously owned in Chamale, Mr. Patterson immediately called Ron McCuller of McCuller Construction to do the damage repair.  He also used “A Team” Construction to remove damaged walls and floors, etc.

This work was accomplished and Mr. Patterson and his wife were back in the condo by mid October.

Mr. Patterson reports that all the work did not require a city permit.  All requirements for electrical, plumbing, and structural work meet and probably exceed the requirements of the various codes that apply to the work.

I spoke with both Mr. McCuller of McCuller Construction and Mr. Allen Templet of “A Team” Construction and discussed the work that was performed by each.

Mr. Templet had his team remove all floor covering, gypsum board (sheetrock) up to four ft. above the main floor, miscellaneous trim and furnishings, etc. to be discarded.
Mr. McCuller removed, or had the floor system removed down to the sub floor deck, including the light weight concrete layer.  After inspection of the sub floor, he replaced one area that was soft, and then installed a vapor barrier prior to installing a plywood floor in the living area, and plywood with Hardi Board in the kitchen area to be tiled, and before adding the new wood floor in the living area and the ceramic tile in the kitchen.

Problem:

Mr. Patterson related that some time after this work was completed, he was notified by the condo association governing board that several things must be accomplished in rebuilding the damaged units, which were primarily as follows:

1. Removal all light weight concrete of existing floor system and inspection of the sub (plywood) deck, replacing if necessary.

2. Re-nailing wall base plates to the floor joist system.

3. Treating areas in the walls with a special product to “repel termites.”

Analysis:

1. Mr. McCuller related that the work to remove the concrete and replace any bad sub floor had been accomplished.  Mr. Patterson verified that this had been done.
2. The walls that were involved in the removal and replacement of the sheetrock were not compromised by wind or water forces to have caused any out of plumbness or racking that would have loosened the base plates.  This may have been the concern of the condo association, and could well have happened in other units.  The nail heads themselves might suffer some additional rusting, but only if they are subjected to moisture.  Moisture is not normally found in these areas where the condos are generally maintained in a low humidity environment by the A/C system.  It is important to follow the recommendations of the Southern Pine Association, in that the walls should be allowed to dry to 19% or below moisture content, prior to closing up the wall after being flooded.  This will dissuade termite infestation.
3. Treatment of the walls with a termite repellant is certainly not a bad idea, but shouldn’t be any more necessary than doing it for new construction, if the wall is dry.  Mr. Templet and Mr. McCuller related that the walls were thoroughly dry when closed up.

I spoke with Mr. Kirk Pichon with the City of Slidell Inspection Department regarding any city or code requirements to perform additional nailing or termite treatment and was assured there were no such requirements.

Conclusion:

It is my professional opinion that the work performed to repair the flood damaged condo of Mr. Patterson was appropriate and complete, and that it met all local, state and national codes.

Sincerely,

Emmett G. (Pete) Dammon, P.E.
La. License No. 8796
This inspection is limited to the apparent visual conditions of the structural components of this building.  It does not cover, nor attempts to cover, any components, items, and/or conditions which, by their nature or location, are concealed or are difficult or hazardous to inspect, or which require the moving of furniture, flooring materials, rugs, fixtures, appliances, or any component-part nailed, bolted, or screwed down or shut.  No opinions are expressed regarding conditions which could be discovered only by the disassembly of any component parts, special testing, or removal of any concealing objects.

Inspections are made under normal weather conditions, and are not opinions of the conditions of the property and/or structure which may exist under unusual weather conditions, such as, but not limited to floods, heavy rains or snows, high winds, temperature extremes, or any act of God.  Specific hazardous wastes, toxic substances, toxic mold, air and water quality, communicable diseases, asbestos, soil, environmental, radon, carbon monoxide, formaldehyde, building code and termite conditions are not included in this report unless otherwise stipulated.

This report is not a warranty or guarantee of the property inspected, but it is our opinion of its condition at the time inspected.  Our liability shall be limited to reimbursement of the total cost of inspection.


