Structural Inspection

Friday, June 6, 2008

For:
Mr. & Mrs. L. J. Moeller, Jr.

516 Heavens Drive

Mandeville, LA 70471

Phone: 985-624-5013

Structure:

Single story wood frame with brick and vinyl siding, composition roof shingles, elevated post tension slab floor.

Scope:

This inspection is limited to a visual inspection of the interior and exterior walls, floors, roof, and foundation of the residence.  No inspection of the mechanical or electrical systems was performed.  This report is as outlined by the National Academy of Building Inspection Engineers Standards and Practices for Residential and Small building Property Condition Surveys.  This report is not an explanation of cause, effect or engineering.

History:

Mrs. Moeller contacted Dammon Engineering to conduct a structural inspection of the above named property.  She voiced concerns about several separations of sheetrock in the ceiling and various areas of the walls.  She stated that these areas continue to gradually increase in size, and when repaired will reappear.  Several sections of ceramic tile are also cracked.

Findings:

Upon entering the residence there are ceramic tiles that are cracked in a front to back direction.  Further back in the same direction there is a section of ceiling sheetrock that has a separation of over ½ inch running from one corner to the wall, along the same direction as the floor tile.  Also, at this corner the metal corner bead is separating from the wall beginning at the ceiling and extending down about one foot.

There are several corners where the crown molding is separated in various sections of the residence. In a front left room there is a long crack extending from the corner of window trim for over three feet, diminishing in width as it runs away from the window.  The window trim is also separated at this corner.

There is a similar crack in a closet on the opposite end of the residence approximately the same length.

Inspection in the attic over the area where the ceiling separation is located revealed some instability of ceiling joist.  When stepped on there was deflection with a squeaking sound.  

Strong backs were stopped before a weight bearing wall rather than extending across to rafters running at 90 degrees.

Roof rafters are 2x6 with only one bracing support.  These supports are near the outside wall.  There is no other support for these rafters.

Inspection of the outside of the residence found no cracks or separation of the brick veneer.  We found no cracks on the outside perimeter of the foundation.  The homeowner stated that the slab was supposed to be a post tension design.  We were not able to locate any of the openings usually found in this design.  It is possible they are lower down and covered by soil.

Description





Findings

1.   Number of levels                                                               One

2.   Interior gutted                                                                    No, residence occupied

3.   Debris removed                                                                 None to remove

4.   Floor framing                                                                    NA, concrete slab

5.   Roof framing                                                                     Adequate

6.   Wall framing                                                                     Questionable

7.   Signs of rot or termites                                                   * None found

8.   Signs of structural damage or distress                              Yes

9.   Structure elevated                                                              Yes

10. Failure or deterioration of foundation                               No

*No termite inspection conducted

Analysis:

The primary concern regarding this residence is the cracks and separations of the sheetrock in several locations.

There appears to be a problem at the load-bearing wall extending from front to rear at the center of the residence.  Ceiling joist over the kitchen do not appear to be adequately fastened to the center wall.  These joist are at 90 degrees to the wall.  Ceiling joist for the living room run parallel to the wall.  There is a strong back across these joists, but the strong back does not extend across the wall to the kitchen joist where it should be fastened to stabilize these separate areas.  

Most of the more serious problems appear to have occurred post hurricane Katrina.  With the powerful winds that occurred, the residence was racked or moved in various directions for several hours.  This was more than ample time to start to loosen or separate the many nailed joints throughout the residence, many of which were not adequately fastened when built.  This is mainly evident where ceiling joist are not properly fastened to the center wall.  Additionally, the center wall is not truly load bearing, as it does not adequately support the roof.  Once this occurred, the securing of the framing of the residence lost a portion of its strength.  This loss is now manifesting itself with the cracks, shifting, and separation now beginning.

Conclusion:

Improved stability of the residence should stop the appearance of these cracks and separations.  Work to resolve this will be primarily in the attic area.  All of the ceiling joist should be checked and renailed wherever there are any signs of loosening or separation.  Strong backs should extend across bearing walls to help stabilize and tie in all the sections of the residence so that it serves as a single structure rather than several smaller ones.  Install roof bracing across the center wall.

After resolving these conditions, repairs and/or painting may be completed and there should not be any further problems with ceilings or walls.

The cracks in the ceramic tile are due to normal settlement of the foundation over the years.  New tile installations use either a cement board underlayment or a new pliable glue that remains flexible, thus letting the slab move slightly without cracking the tile.

Sincerely,

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

