STRUCTURAL INSPECTION

Date:
October 20, 2005

Type:
Condo Unit (residence)
RE:
Post Hurricane Katrina Structural Inspection

Structure:
Wood Frame on Concrete Slab/Wood Piers/Seal Tab Roof Shingles


Wood Siding

Owner(s): 
Patio Condo Assoc. (Unit 239)
Property: 
241-221 10Th St.



New Orleans, La 70124


504-835-2341

History:

Mr. Billy Henry, President of Patio Condo Association, contacted Dammon Engineering to perform a structural inspection on the referenced residences. He was concerned about the foundation/structure of the condos after hurricane Katrina‘s high water, which flooded New Orleans and caused water damage to those areas.

Findings:

Unit 239
1.  A visual inspection was made of the exterior of the building and found the structure to consist of a concrete slab, with wood frame and wood sheeting for siding.  The wood siding is beaded plywood panels that appear to be in good condition, but may warp when completely dried out.
2. Water level appears to have been 9 ft, +/- a few inches.
3. Severe water damage is visible to the interior 1st floor.  This damage was to all contents, gypsum walls, ceilings, electrical outlets, switches, cabinets, doors, flooring, etc.
4. A visual inspection of the attic area revealed no sign of structural damage or water damage.
5. Inspection of the 2nd floor revealed no structural damage.
6. 2nd floor ceiling south bed room has damage caused by the hole in the roof.
Analysis

Unit 239
1. Inspection of the exterior area of the slab shows no signs of cracks or movement. A level test was performed on the in side and readings are with in 0.1 inch of each other.

2. All carpet, sheetrock and insulation on the 1st floor, including the ceiling, are completely water damaged, with extensive mold and mildew growth visible.  The 2nd floor was not damaged but will likely have mold problems by the time restoration takes place.
3. The attic is in good structural condition with no signs of movement or water damage.

Conclusion

It is my professional opinion that this condominium is in good structural condition.  A complete renovation would be recommended for the 1st floor.  The electrical system will need to be tested by a licensed electrician, and a moisture test will need to be performed on the wood frame to ensure less than 19% moisture is in the wood prior to installing new gypsum board to prevent further mold and mildew growth and/or rot in the wood between the wall coverings.

Please be aware that while the framework of the residence may be found to be structurally sound, there is no guarantee that local, state, or federal officials may not condemn the structure for other reasons.

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.


