STRUCTURAL INSPECTION

Date:
October 11, 2005

Type:
Apartment Building

RE:
Post-Hurricane Katrina Structural Inspection

Structure:
Wood frame pile and beam with a 2 inch slab poured over plywood/stucco veneer

Age:

Approximately 20 years 

Owner(s):
Warren Properties



Pete Conner - Agent

Property: 
Anchorage Apartments

1490 Harbor Dr.



Slidell, La 70458

History:

Mr. Conner contacted Dammon Engineering to perform a structural inspection on the building and especially piling supports for the referenced structure.  He was concerned about the structural integrity of the pilings, having seen places where it appeared that the building may have shifted off the piles during the high winds of hurricane Katrina and the flood at the end of the hurricane.
Findings:

Building A (North)

A visual inspection of the structure, starting on the east side near the parking lot, revealed substantial damage to the front exterior wall.  It would appear that this entire wall was rotten and possibly termite infested prior to the storm.  This east wall now exposes the apartments on all 3 floors directly to the outside environment.  A visual inspection of the north side of the structure nearest to the west side of the building, reveals that cracks in the stucco on the second and third floor have appeared since the hurricane.

Visual inspections of the piles under the structure reveal that they are in good repair and the beams are firmly sitting on the piles.  At least 3 piles on the north side of the structure were observed to have been cut in half so they would not protrude past the building line when skirting was being installed.  These piles are supporting balconies.  Two piles under the main structure at the southwest corner were observed to be deteriorating at the surface level (ground level).  The piles supporting the walkway between buildings have shifted over time and the beams are off center.

Building B (South)
A visual inspection, also starting from the east side of the building, did not provide any evidence of structural damage to the exterior walls. Several cracks, all 24”-36” in length, were observed in the stucco finish of the south wall. Upon further inspection, caulking could be seen along the edges of said cracks. Suggesting that they had been repaired prior to hurricane Katrina, and reopened as a result of shifting.

Evidence of rot was visually observed on the eave of the third floor balcony roof. Rot was also found on the beams supporting the third floor walkway, at the northwest corner of the structure.

Visual inspection of the piles under building B reveal that they are in good repair and the beams are firmly sitting on the piles. Several piles under this structure were found to have been trimmed in a similar fashion as building A’s piles. The beam at the northwest edge of the structure appeared to have been warped over time, and is sitting on its piles, but needs attention. This beam is supporting the northwest corner of the building and its walkways.

Analysis:

Building A (North)

The rotted (termite damaged) wood at the east side of the structure, to include the rotted floor joist, will need to be replaced.  The pile foundation appears to be in good condition; however, some of the piles may have settled during the flood, as apparent by the cracks in the stucco.  It was not apparent that the beams were physically attached to the pilings (no mechanical straps or plates).

Building B (South) 

All rotted (termite damaged) wood will need to be replaced, particularly the rotted wood supporting the third floor walkway. The warped beam in the northwest corner will need maintenance.  This buildings pile foundation also appears to be in good condition.  It was not apparent that the beams were physically attached to the pilings with mechanical fasteners.

Conclusion:

Building A (North)

It is my professional opinion that this dwelling is not structurally sound, due to existing rot and termite damaged wood, and not inhabitable in its current condition.  The entire east wall will have to be removed to inspect for further rot and other damage.  The concrete floor near the rotten wood will need to be removed and replaced.  The rotting floor joist will need to be replaced.

All floor beams should be physically attached to the pilings per the requirements of the International Building Code.

Building B (South)

This dwelling does appear to be inhabitable, as far as structural integrity is concerned. The bottom floor beam at the northwest edge of the structure will need to be repaired by attaching it to the piling.  All wood that has rot will need to be replaced.

All floor beams must be physically attached to the pilings.

Additional Notes:

When work is being accomplished to rebuild these structures, fastenings and nail patterns should meet the new International Code requirements and wind loads for that work.

Both entire buildings will need to be treated for termites as required by the International Building Code.

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.


