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May 25, 2007 )

Capital Pacific Homes

12401 Research Blvd, Bldg I, Suite 100
Austin, Texas 78759

Atin: Bart Koonse

RE: Level B Investigation — Evaluate Drywall Cracking
240 Canterbury Drive
Belterra Subdivision
Dripping Springs, Texas
Job No.: # 714008000.004

Dear Mr. Koonse:

Scope

At your request, we evaluated the structural condition of the home at the above referenced address.
We performed floor elevation surveys using a pro-level manometer and developed surface contours
based on those surveys. We used these contours and our visual investigation to evaluate the
drywall cracking noted in the home. We consider this evaluation a Level B Investigation, as defined
by ASCE Texas Section’s “Guidelines for the Evaluation and Repair of Residential Foundations”, the
publication can be ordered through the publication section of the Texas Section’s website,
www.texasasce.org.

Sources of information and Data
The following sources of information were used as a basis for this report:
e Interview with the homeowner
e Review, visual observation and pictorial baseline taken of the interior and exterior of the
home
e Conducted elevation surveys with a Pro-Level manometer
e Removed drywall and subfloor to observe framing at the
e ASCE-TX Section Doc. No. 4.6.5.2.2, “Guidelines for the Evaluation and Repair of
Residential Foundations”

Property Location and Description

The house is located in the Belterra Subdivision. The stud walls have masonry on three sides with
conventional siding and stucco accents on the sides of the second story. The roof is constructed
with metal plate connected roof trusses with a composition shingle covering.

Observations and Actions

We conducted a floor surface elevation survey with a Pro-Level manometer and developed surface
contours based on that survey. We used the contours of the floor finish materials and the
observations of the superstructure to evaluate the performance of the slab-on-grade foundation and

the second floor.
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During our visual observation of the home we found the following cosmetic distress:

Ceiling separations in upstairs rooms, primarily at the game room.
Minor nail popouts located throughout house.

Minor drywall cracks in stairwell and above doorway in guest bedrooms.
Doors in several upstairs rooms are sticking and are difficult to shut.
Minor drywall cracking in downstairs walls and ceilings.

Sheetrock joints visible in the lower level ceiling

Protrusion in lower level ceiling sheetrock at the dining / entry area

Discussion
Based on our visual observations, elevation readings and review of the truss drawings we have two
points to discuss.

1.

Ceiling to wall sheetrock separation (bedrooms, game room areas): based on our attic
observation and review of the relative elevation surveys, we believe that the deflection in the
floor system caused sheetrock cracking in the walls and at multiple ceiling to wall interfaces.
Although the floor system has approximately 1 inch of elevation drop from the perimeter to
the center of the home we believe that most of the deflection existed prior to the application
of sheetrock or was "built-in.” We make this claim due to the fact that the magnitude of the
distress does not appear to correspond with the magnitude of the deflection. The ceiling to
wall interface cracking is approximately 14” wide while the elevation change from the left rear
corner of bedroom two to the hallway next to bathroom two is approximately 1 inch. We
would like to point out that at least .3 inches of elevation drop is caused by concrete finishing
and .1 inches of elevation drop in the compression of the framing. The remaining deflection
occurred in the beam (spanning between the family room and the breakfast area) and the
floor trusses (spanning from the beam to the walls on either side.) As stated previously, we
believe that the beam had .2 inches of deflection and the affected floor trusses (see title
heading above) had .2 inches of deflection. The remaining .2 inches of deflection occurred
after sheetrock installation and is what caused the distress. To clarify, most homes, with
movement or deflection of this magnitude would have cracking much more severe.
Therefore, we believe most of the deflection occurred during the framing stage and that
minor deflection occurred after sheetrock installation causing the distress that was noted
during our investigation.

Bedroom 4 and roof girder truss T5G: based on our elevation surveys, observation of the
sheetrock at the dining room and observation of the sheetrock at the (rear most) wall of
bedroom 4 we believe that the floor system is overloaded. After much study, investigation
and consultation with the builder and truss supplier we have determined that the girder truss
that spans across the width of the home is overloading the floor system. The current
configuration of the roof trusses are shown on the attached upper level ceiling drawings. In
the current configuration the T5G uses the wall of bedroom 4 as a bearing point which
transfers significant load into the (2) 2x12 below which is supported by a floor truss. It is this
floor truss that has the hanger / sheetrock issue noted by the homeowners at the dining room
area. We have a repair drawing for this truss to change the bearing location to a stacked
wall thus alleviating the load to the floor system, see attached T5G detail. This overloading is
causing the deflection in the floor system as noted when walking out of bedroom 4 into the
hallway.
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Conclusions:

During our discussion above we did not focus on two other homeowner issues, visible joints in the
lower level ceiling sheetrock and a “bump” in the sheetrock at the dining room. Both of these items
are considered cosmetic. The “shadows” in the sheetrock are caused by the tape and float process
and the “bump” is caused by setting a floor truss hanger slightly below the bottom of a support
beam. These items are unsightly but are not considered a structural defect or failure. The next two
items are discussed above and the conclusions follow:

1. We believe that the home was constructed with existing deflection. Although the degree of
deflection is difficult to ascertain we surmise that .6 inches of deflection had occurred prior to
sheetrock installation. We believe that .3 inches occurred in the concrete finishing, .1 inches
occurred in the compression of the framing at the beam bearing location, .2 inches occurred
in the beam and .2 inches occurred in the floor trusses. The remaining deflection occurred
after sheetrock installation thus causing the distress noted. Keep in mind however that the
deflection values listed above are based on judgment and others may differ in their opinion.
We believe refinishing the distress in the upper level sheetrock and re-setting the affected
doors would be the most prudent action at this time. We would like to'monitor the deflection
of the upper level after the repair over the next year. ,

2. We recommend removing the bearing post under the T5G girder truss and applying the “tail
scabs” according to the drawing supplied by Buffalo Framing and Truss. This will remove the
point load to the floor system next to the staircase below. In addition, re-finish the sheetrock
and re-set any affected doors.

As stated above, we would like the opportunity to monitor the performance of the repairs over the
next year. Thank-you for the opportunity to provide our professional services, if there are any
questions concerning the content of this report please do not hesitate to call our office.

Sincerely,
MLAW
i AR
Consultnts & Engineers m“'“%ztcf .F?\%}»‘h
fo."\nn 26° ﬂ."".‘?oeea —_
4 I B : &% .‘a. e.‘ *9'
Iy N B ‘ ;* .' 6%voanvapas nnunul:n*n

Christopher S. Copeland, P.E. g’ CH RISTOPHERS 'COPELAND g
Vice President %9'%-,.. . 89572 ‘g}. ;
Enclosed: éqa@ {Q”“..O \\3‘-,;’;"
Limitations of report Q\S/‘ ONAL G.\‘\
Lower level room names and distress locations \\\\\\sw

Upper level room names and distress locations
Foundation elevation readings

Lower level ceiling elevation readings

Upper floor level elevation readings

Upper ceiling level elevation readings

Buffalo Framing and Truss modification to T5G
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LIMITATIONS OF REPORT

e These observations do not intend to provide an exhaustive analysis of the structural or
foundation conditions and does not intend to convey the impression that detailed measurements,
or examinations of the superstructure or the hidden elements of the structure were performed.
Hidden elements would include framing or floors covered by sheetrock, brick veneer, carpeting or &
tile, etc.

e Unless otherwise indicated, this report was prepared expressly for the client involved and
expressly for the purposes indicated by the client. Permission for use by any other persons for
any purpose, or by the client for a different purpose is denied unless otherwise stated in writing
by MLAW.

e The observations, discussions, and conclusions in this report are based solely on the Field
Observations contained in the report. The observed conditions are subject to change with the
passage of time. The Field Observations and this report are not to be construed in any way as a
guarantee or warranty as to the future life, performance, and need of repaxr or suitability of
purpose of the subject property. -

e Detailed structural calculations were not performed and a report that the structure is in good
condition does not imply that it meets all Building Code provisions.

e Soil borings and materials testing are not included in this investigation, uniess specifically
reported.

e These observations do not include an examination or opinion regarding electrical, mechanical,
plumbing systems or appliances, or roof or wall waterproof condition.

e Water damage or rotted wood will be noted if obvious, but the limited scope of the examination
precludes observations of all structural members, and hidden defects may be present. Surface
drainage may be noted in general as being adequate or inadequate to prevent casual water from™
entering the structure or ponding adjacent to foundation, but no evaluation of regional or lot
drainage was done to ensure that floodwaters do not rise above the levels of the foundation and
enter the building.

e Termite damage was specifically not examined for and is not a part of this scope of work.
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