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STRUCTURAL INSPECTION

Date:
January 12, 2006

Type:
Primary residence

RE:
Post-Hurricane Katrina Structural Inspection

Structure:
Wood frame/Brick on concrete foundation, composition roof shingle & vinyl siding

Owner(s): 
Mr. Robert Dickerson

Property: 
1442 Royal Palm Drive



Slidell, La 70458

History:

Mr. Dickerson contacted Dammon Engineering to perform an inspection on the referenced residence.  He was concerned about the structure of his home after Hurricane Katrina’s high winds and water.  After the storm, the owner took appropriate measures to start gutting the home.  He then discovered deficiencies in the construction while he was making repairs.  Mr. Dickerson called and had an Architect from the Croft Design Group and the Clipper Estates Homeowner’s Association inspect the home.

Findings:

The owner had already started the repairs on the home prior to us performing our inspection.  The painters were there at the time of the inspection.  The owner explained what had been found after the sheetrock was removed from the walls.

1) The anchor bolts for the bottom plates of the wood stud wall were missing washers and nuts throughout the home.

2) The surround for the shower in the master bathroom did not have the proper green board installed behind it from the top of the shower to the bottom.

3) The electrical box for the whirlpool tub was not installed on the wall and was lying on the floor.

4) The kitchen bar was not supported properly, allowing the counter top to shift and lose its seam.

5) The copper water supply pipes in the walls did not have the proper strapping, allowing nails to penetrate the pipes, causing leaks.
6) The exterior doors are missing the insulation that is put in after the doors are hung and prior to the casings being installed.  The exterior door thresholds are not supported properly, as it cantilevers out from the slab.  This causes the doorframe to come loose; also, the door does not open and shut properly.

7) The attic of the home has several problems:

a. The support for the roof at the front of the home above the garage is not touching the ceiling joist framing and is not on a load bearing wall.
b. The roof rafters are field finger jointed and have no support at that location.
c. The roof rafters appear to be sagging due to not being supported properly.  The rafter span for the area has been exceeded.  Code allows for 15’-11”.
d. The A/C supply lines in the attic are touching each other and are not separated, causing condensation buildup in the lines.

e. The 2x6 roof rafters should be tied into a 2x10 ridge beam.  The 2 x 6 ridge beam that is installed does not meet code.

8) The attic stairs were not long enough to reach the floor due to the garage having a lower elevation.  The contractor had added legs to the length of the stairs to make them touch the foundation.  The owner has since replaced the stairs with the proper size.

9) The brick veneer along the south side of the home does not have any expansion joints where the home meets the garage.

10) The vinyl soffit and fascia that is attached to the home is installed improperly, the contractor stapled all the vinyl on the wood structure instead of using screws.  Therefore, no expansion and contraction can occur. 

11) The non-coated screws used to attach the vents on the soffit have begun to deteriorate and the trim rings are rusting.

12) The exterior of the home is stucco and brick.  Where the stucco was applied near windows, the over spray was not removed from the window frames, causing deterioration of the frames.

13) The steel lentel supporting the brick above the master bathroom window is rusting.  The window is not totally screwed in to the frame.

14) The stucco is cracked at the two front corners of the home near the garage.

15) The stakes for the form boards are still in place in the rear of the home and are attracting termites.

16) The perimeter fencing in the rear of the home was not installed properly.  The posts installed in the ground were not long enough to counteract the wind forces of the hurricane.  The 4x4 posts should be installed to a minimum 3’ below the surface, with concrete completely covering the entire bottom post.

17) The ground at the rear of the home has to be at a 4:1 slope away from the building.  It appears to be at 6:1. 

18) The boathouse needs additional bracing on the walkway heading out to the end of the pier.  The bracing is only nailed to the pilings, not bolted.  The decking is not nailed or screwed, but stapled.  This will cause warping to the decking.

19) The roof sustained damage from Hurricane Katrina, but has since been repaired.
20) Hurricane straps were not properly installed on the top plates to the ceiling joist per the manufacturer’s design.
21) There were numerous instances of deck clips missing in the roof decking, which would allow for proper expansion and contraction.
22) The A/C unit installed was inadequate in size for this home and its high ceilings.
23) The main water line going into the house is not properly braced against the house.
24) The owner stated that the boathouse was not built to his specifications.  The slip was 9’6” instead of 10’ as specified.  The slings, which are hung at 8’4”, are not equidistant in length.

Analysis:

1. The contractor that originally built the house has repaired the anchor bolt problem.  However, the contractor did not fix the anchor bolts in the front of the garage, nor the three that were against studs.  The owner has since had the three bolts against the studs repaired, reportedly at his own expense.  Additionally, the owner had the contractor repair the roof damage from the hurricane.  After the contractor stated that he completed the repairs, the owner inspected the roof and found the repairs to be inadequate.
2. The contractor refused to correct the shower green board when it was brought to his attention.

3. The contractor did not follow the plans that were submitted for and approved by St. Tammany Parish Permit Office.  It appears that the contractor cut corners in building this home.

Conclusion:

The damage to the structure, including interior flooring and sheetrock, is a direct result of the floodwaters.  The damage to the roof, vinyl siding and stucco siding is a direct result of the high winds.
It is my professional opinion that once repairs to the items listed above are accomplished, this dwelling will be structurally sound.

It is also my opinion that the contractor either knowingly committed multiple code violations, or was not competently equipped to complete a project of this size.
Additional Notes:

When work is being accomplished to rebuild the structure, fastenings and nail patterns should meet the new International Building Code requirements for that work.

Information homeowners should know about flood damaged walls and floors, or those damaged by water entry from rain, etc.

The wood stud walls will need to be dried out prior to covering with new wallboard.  In order to dry out the wood studs, one side of the wall will need to be removed and allow sufficient drying time to occur.  Mold remediation should occur as soon as possible.  The American Wood Council states that wood needs to dry out to less than 19% moisture content prior to enclosing wood studs, otherwise the structural integrity could be compromised and mold growth could occur.  Contractors should not re-install wallboard until the moisture content in the stud wall is below 19%.  Houses built using thicker wood products should expect longer dry out times.

Sincerely,

Emmett G. (Pete) Dammon, P.E.

Louisiana 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.


