Structural Inspection

Wednesday, June 04, 2008

Type:

Private Residence

Location:
162 Northwood Dr.

Slidell, LA 70458

For:
Mr. & Mrs. Dickson

702 Black Lake Court

Slidell, LA 70461

Re:

Uneven floors

Structure:

Residence is wood frame with brick veneer, composition shingle roof, and concrete slab foundation with wood laminate floors.

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. Dickson contacted Dammon Engineering to perform a structural inspection on the above location.  Her concern is the uneven condition of the floor primarily in the living room, and a small section in the front bedroom.  Several years ago the garage area was converted into additional floor space and incorporated into the living room area.  A concrete surface was added to bring the garage space up to the level of the existing living room floor.  This residence is approximately 30 years old.

Findings:

Initial observations show a clean, attractive residence that has been well maintained.  

Interior:

Owners have installed laminate wood flooring throughout the residence except for the kitchen which as a thick, padded vinyl tile.

The residence has been on the market for a short time, and during showing, some potential buyers have noticed the unleveled condition of the living room floor.  There is approximately 1 ½” to 2” variance from the highest to the lowest section of the floor which is a distance of approximately 15’. 

In the front bedroom there is one small area to the left of the entrance door where the floor is very slightly raised.

Exterior:

There are two hairline cracks that appear on the slab at the front entrance.  We could not locate any other cracks.  Although it does not affect the structural integrity of the residence, the outside vertical surface of the foundation is rough with an absence of concrete for several feet in length and approximately ¾ to 1’ depth.  Other than being unsightly this should not be a problem.  The converted garage section shows signs of past settlement.    This settlement has since stabilized, but required patching.

Description



Findings

1.   Number of levels



One

2.   Interior gutted



No, Interior finished

3   Debris removed



No, never damaged

4.  Floor framing



Not applicapable, concrete slab

5.  Roof framing



Good condition

6.  Wall framing



Good condition

7.  Signs of rot or termites*


None found

8.   Signs of structural damage or distress
No

9   Structure elevated



No

10. Failure or deterioration of foundation 
None

*
No termite inspection was conducted
Analysis:  

Interior:

The unlevel floor is evident when walking on the wood laminate flooring.

To further compound the difficulty, the floor that was originally the garage area is not troweled smooth and leveled.   It appears that the incorrect underlaymemt was also used with this installation of the laminate that increases the visibility of the undulations of the concrete slab.  In order to correct this problem, the laminate flooring and underlanent should be removed, the floor then leveled using one of the light weight floor leveling products (fillers) available on the market.  Unless skilled in this procedure, an experienced flooring technician with experience in floor leveling by this method should be employed.  The laminate flooring then may be reinstalled using the correct barrier and padding as underlayment.

The small area of raised floor in the front bedroom can be repaired by removing sufficient sections of flooring and using a flat commercial grinder to remove sufficient concrete from this area, leveling and reinstalling the flooring as needed.

Exterior:

Repointing the brick mortar in the three sections of brick that show some signs of separating at the end of the former garage should also be considered.

Conclusion:

By following these recommendations in correcting the unlevel floor in the living room and also the front bedroom and repointing the brick as mentioned above, this residence can be restored to acceptable standards and will likely eliminate further buyer’s concerns.  The structure is in good condition and the foundation appears to have settled to its limit, as most settlement occurs in the first year after poured and decreases in movement  in later years.

Sincerely,

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

