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Date: November 9, 2020 
 
To: Shawn Leininger 
 Director of Planning & Development 
 City of Lakewood 
 
From: Bud Griffith 
 President 
 Construction Resources, Inc. 
 
Re:  Curtis Block Building - Roof, North Foundation, South Retaining wall, and Floor Joist Study 
 
The Curtis Block Building is located at 14501 Detroit Avenue, Lakewood, OH 44107.  Based on supplied 
documents the eastern three bays of the building were constructed based on a design by Charles Pennington 
in 1913 and the western two bays were constructed in 1925.  A field visit was conducted on October 30, 2020.  
As part of this site visit Mike Makarich, P.E. was present to review the structural conditions of the subject 
building components.  Terik Roofing was onsite to provide access to the roofs and also to create and repair 
test openings in each of the roofs.  Based on a review of the supplied documents and the information gathered 
during the onsite visit the following summary, recommendations, and cost estimates were developed. 
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ROOF SUMMARY 
 
The following information was gathered during the field activities: 

 No environmental analysis for asbestos, lead, or any other hazard was conducted as part of this study 
and no opinions or recommends are offered in relation to these subjects.  The excavation around the 
building to expose the foundation, especially on the south side, may have environmental cost that are 
not reflected in this reports budgets. 

 The existing low-sloped roof assemblies have failed and are allowing moisture to enter the building, 
significant amounts of moisture on the south side gutter edge and around the three parapet walls.  
There is approximately 2.25” of roof membrane on these roofs, due to multiple roof systems being 
installed, one over the other.  This consists of an original coal tar pitch built-up roof and numerous 
retrofit asphalt built-up roofs.  The roof on south side of Roof A has been peel back, suspected to be 
caused by wind.  There are splits in the flashing and several areas have the flashing falling off the 
masonry parapets.  The roof systems contain moisture and will continue to deteriorate the membrane 
and the underlying wood roof deck and wood joists. 

 The roof assemblies are similar in construction on each of the low-sloped roofs except that the original 
building vintage has the original roof adhered directly to the tongue and groove wood plank deck.  The 
building addition has a dry felt present over the wood deck that kept the majority of bitumen off the 
wood deck.  The presence of bitumen on the wood deck and moisture damage that has been occurring 
from roof leaks will make replace of the deck necessary on Roofs A and B and at least part of roof C.  
Significant damage to the wood deck was observed from below the roof deck in the attic space, where 
leaks have occurred over a long period of time, and on the exposed deck below Roof D.  Replacement 
of all the deck should be anticipated. 

 The stone and camel back tile copings are open at the joints between individual units.  Roof mastic was 
used as a repair attempt and this has since dried out, cracked, and is allowing moisture entry. 

 The projections through the roofs are all in need of restoration or replacement.  The masonry chimneys 
have broken bricks, cracks, and severely recessed mortar.  The skylights are aged with deteriorated 
steel frames.  Some of the skylights have been replaced with translucent corrugated panels that are 
also weathered and deteriorated. 

 The wall façade in each of the window wells will need replaced along with the window well roofs being 
replaced. 

 The chimneys will need repaired, the copings replaced, the parapet wall repaired, with the roof system 
replacement project. 
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Mike Makarich, PE report follows and is attached to the end of this report: 
 
On Friday October 30, 2020, as authorized by you, a site visit was made to 14501 Detroit Ave, Lakewood, 
Ohio by M. Makarich P.E. of this office.  The purpose of this visit was to examine an existing building to 
determine its current state of repair.  The building is a two-story structure with wood framed floors and roof 
supported by exterior masonry walls.  The first floor was retail space and the second floor were apartments.  
The building is divided into 5 units, each with a full depth basement.  The three east units were constructed at 
the same time and the other two were constructed approximately 12 years later.  The building is approximately 
100 years old. 
 
Visual examination of the basement of unit 1 shows the east and north basement walls are wet and 
deteriorated from years of water infiltration.  The walls are believed to be 2 wythe 8” clay block.  The mortar of 
the interior wythe has lost its bonding properties.  The mortar is soft and can be easily removed.  The top three 
courses of masonry along the north and east walls will need to be replaced and the northeast corner will need 
to be rebuilt.  The south and west basement walls are in fair condition.  There is a rear entrance to the 
basement with a masonry retaining wall.  The south basement wall does not have direct soil contact and the 
west wall is an interior wall between units 1 and 2.  The south 8’ to 12’ of the first-floor framing will need to be 
replaced.  The floor joists are severely deteriorated by water exposure.  Some of the joist ends do not bear on 
the walls anymore due to deterioration.  It is likely the exterior face of the basement walls is not damp proofed.  
The north and east walls will have to be excavated, repairs made and the walls damp proofed.  The footing 
drains, if they exist, will most likely need to be replaced, and the excavation backfilled with stone. 
 
Visual examination of the basement of unit 2 shows the south and north basement walls are wet and 
deteriorated from years of water infiltration.  The walls are believed to be 2 wythe 8” clay block.  The mortar is 
soft and can be easily removed.  There are pilasters along the north, all of them need to be replaced.  The 
south wall also needs to be replaced.  The east and west wall are in good condition as they are interior walls 
between the units.  The north and south walls will have to be excavated, repairs made and the walls 
waterproofed.  The footing drains, if they exist, will most likely need to be replaced, and the excavation 
backfilled with stone. 
 
Visual examination of the basement of unit 3 shows the north basement wall is wet and deteriorated from years 
of water infiltration.  The walls are believed to be 2 wythe 8” clay block.  The mortar is soft and can be easily 
removed, on the north wall.  The north wall will need to be rebuilt.  The south wall shows water leaking and the 
ends of the floor joists are rotten and will have to be replaced.  The east and west basement walls are in fair 
condition.  The north and south walls will have to be excavated, repairs made and the walls waterproofed.  The 
footing drains, if they exist, will most likely need to be replaced, and the excavation backfilled with stone. 
 
  
Visual examination of the basement of units 4 and 5 show they are in fair condition.  The walls are constructed 
of 3 or 4 wythe of clay brick.  The south 15’ of the first-floor framing, in both units, will need to be replaced.  
The floor joists are severely deteriorated by water exposure.  Some of the joist ends do not bear on the walls 
anymore due to deterioration.  It is likely the exterior faces of the basement walls are not damp proofed.  The 
walls will have to be excavated, and the walls waterproofed.  The footing drains, if they exist, will most likely 
need to be replaced, and the excavation backfilled with stone. 
 
Visual examination of the interior of unit 1 shows heavy water damage at the south end of the unit.  The plaster 
finish of the ceiling was in poor condition with water leaking through the ceiling.  It is assumed the south end of 
the second-floor framing will have to be replaced.  Observation of the second floor confirm, as the wood floor is 
buckling with water leaking from the roof.  Access to the attic crawl space above unit 1 was available.  Water 
was observed leaking from the south end of the roof and water damage was visible to the deck and rafters. 
 
Visual examination of the interior of unit 2 shows some water damage at the south end of the unit.  The wood 
floor was buckling in the center of the second floor.  Access to the attic crawl space above unit 2 was available.  
The roof deck and rafters are in good condition. 
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Visual examination of the interior of unit 3 shows some water damage at the south end of the unit.  Access to 
the attic crawl space above unit 3 was available.  The roof deck and rafters are in good condition. 
 
Visual examination of the interior of unit 4 shows some water damage at the south end of the unit.  Access to 
the attic crawl space above unit 4 was available.  The roof deck and rafters are in good condition. 
 
Visual examination of the interior of unit 5 shows heavy water damage at the south end of the unit.  The 
second-floor finishes are in poor condition.  The wood floor on the second floor is buckling.  Access to the attic 
crawl space above unit 5 was available.  Water was observed leaking from the south end of the roof and water 
damage was visible to the deck and rafters. 
 
Visual examination of the exterior of the building shows the retaining wall at the rear of the building is in poor 
condition.  It is leaning inward at the center of the span.  The bottom courses of brick are blown out.  The wall 
must be replaced.  There is a second retaining wall to the south and at a higher elevation.  This wall is 
constructed of CMU.  It is in fair condition; however, it have to be removed to excavate and replace the brick 
retaining wall.  The CMU retaining wall supports steel columns for a rear deck.  The joists are wood supported 
by the south masonry wall of the building and steel beams.  The deck is in poor condition and will have to be 
replaced. 
 
Visual examination of the exterior walls shows various cracks and lateral displacement of the bricks.  All 
windows and door need to be replaced.  All window and door opening lintels need to be replaced.  All second-
floor sill stones need to be replaced.  All first-floor entry thresholds need to be replaced. 
 
Visual examination of the roof shows there are at least 4 layers of roofing material.  The roofing needs to be 
replaced.  All of the parapets have to be repointed, capped and flashed.   There are three lower roofs.  All are 
holding water and will need to be removed and replaced. 
 
The building has been vacant and not maintained for some time.  As of the writing of this report, the building is 
in fair to poor condition.  Minimum repairs that are required to bring the building structure to a safe and weather 
tight condition are as follows:   
 
• Remove and replace the entire roof deck and deteriorated rafters.  This is required due to deterioration 

and the fluid applied coating directly to the wood roof decking.  This all must be replaced.   
• The entire perimeter of the building is to be excavated, the exterior basement walls repairs/replaced, as 

noted above, the walls waterproofed, footing drains replaced/installed, and backfilled with stone.   
• The rear retaining walls have to be removed and replaced.   
• The rear deck has to be removed and replaced.   
• All exterior doors and windows have to be replaced with repairs to the openings as noted above.   
• The deteriorated interior floor framing noted above, must be replaced.  All deteriorated interior finishes 

must be removed. 
 
It is this office’s requirement that the building not be occupied until all the required repairs are done.  It is highly 
recommended that the roof repairs/replacement be done immediately, with the remaining repairs done within 
12 months.   
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Repair Budget Estimates for the components included in this study 
 

Roof A  1,557 square feet   $       80,000.00  

Roof B  2,242 square feet   $     200,000.00  

Roof B1  82 square feet   $       30,000.00  

Roof B2  129 square feet   $       60,000.00  

Roof C  2,221 square feet   $     120,000.00  

Roof C1  62 square feet   $       25,000.00  

Roof D  1,138 square feet   $       60,000.00  

Clay Tile Roofs  ≈ 200 square feet   $       30,000.00  

Roof Subtotal   $     605,000.00  
   

south retaining walls  120 linear feet   $     150,000.00  

new retaining wall railing  150 linear feet   $       20,000.00  

floor joist replacement  3,330 linear feet   $     100,000.00  

floor decking  3,960 square feet   $       40,000.00  

concrete retaining wall  1,480 square feet   $       30,000.00  

excavation, 
waterproofing, new 

footer drains 
7,000 square feet   $     950,000.00  

foundation pointing 
14,000 square 

feet 
 $     350,000.00  

foundation masonry 
repairs 

500 units   $       40,000.00  

Foundation, Joists, Retaining wall Subtotal   $  1,680,000.00  
   

 Gross budget   $  2,285,000.00  

 
 
The above cost budget amounts have been made by comparing this project to similar projects on a square 
foot/linear foot cost comparison and are for the restoration/replacement of in today’s dollars.  They will need to 
be revised prior to a restoration project occurring in the future.  These figures are not as inclusive as a 
Contractor’s means and methods bid.  Note that when work is performed under multiple contracts, the cost 
escalates.  In addition, costs are affected by the time the project is bid, material costs, inflation factors, and the 
economy. 
 
This report is based on a limited examination of an existing, finished structure.  No warranty is made or implied 
that all defects were observed and reported.  Due to the finished construction, concealed conditions may exist 
that would affect this report; CRI assumes no liability for concealed conditions that may affect the extent or 
costs of any repair work needed.  If additional drawings of the existing construction become available or 
conditions assumed by CRI are found to be different from those described in this letter, CRI should be notified.  
CRI reserves the right to adjust the information presented in this report should additional information become 
available.  CRI does not assume any responsibility for any defects in design or construction, whether observed 
or not, since CRI was not involved in the original design and construction of this building.  The opinions, 
conclusions, and recommendations contained in this letter are based on CRI’s judgment and are not to be 
construed as representations of fact. 
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FIELD OBSERVATIONS 
 
Roofs 
 
There are four main roof areas, three over the main building and a rear canopy.  Each of these roofs have 
multiple smooth surface built-up roof assemblies present.  All the roof areas have failed roof systems and 
flashings and are allowing moisture to pass through them.  There are three first floor level roofs in window 
wells that have flat tin roofs that have been each hold significant water, since the drains are currently plugged. 
 
Roof A 
 
This roof area is over Unit 1. 
 

  
 
A combination of flashing and emulsion is present on the interior face of the parapets.   The emulsion and 
flashing is severely deteriorated with areas of masonry exposed.  Several newer repairs have been made with 
granulated cap flashing at the base of the parapet to roof transitions, but these repairs were poor and are not 
watertight. 
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There are stone copings present on the top of the parapets.  The mortar has failed in the head joints between 
the coping stones and these locations have been coated with mastic in the past as a repair.  The mastic has 
since dried out, cracked, and is open. 
 

  
 
A metal framed skylight with wire glass is present on this roof area.  The metal frame is severely rusted and is 
losing structural integrity.  The steel vent on the southern side of the skylight is also severely rusted with areas 
of steel no longer present. 
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At the southern edge of the roof is a steel gutter that is badly rusted.  The roof peeled back from this gutter 
edge and is exposing deteriorated older membranes, which are not watertight. 
 

  
 
Test Opening roof area A 
 
The roof system was found to consist of multiple smooth surfaced asphalt built-up roofs over the original coal 
tar pitch built-up roof.  The original coal tar built-up roof was adhered directly to the tongue and grove wood 
plank deck. 
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An Extech moisture meter was used to document the moisture within the roof assembly.  Approximately 51.1% 
relative moisture was found within the roof components. 
 

  
 
Roof B 
 
This roof area is over Units 2 and 3 and is in a general state of disrepair.   
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The roof flashing has failed at the perimeter.  An emulsion coating was applied to the inside face of the 
parapets and has dried out and deteriorated.  Numerous areas are present where the clay brick is exposed 
through the roof flashing and emulsion coating. 
 

  
 

 
 
The masonry chimney in the field of the roof is deteriorated with recess mortar joints and broken brick units. 
This chimney will need to be rebuilt from the roof deck up. 
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Test Opening roof area B 
 
The roof system was found to consist with roof area A having multiple smooth surfaced asphalt built-up roofs 
over the original coal tar pitch built-up roof.  The original coal tar built-up roof was adhered directly to the 
tongue and grove wood plank deck. 
 

  
 

  
 
The numerous roofs installed are approximately 2.25” thick. 
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The Extech moisture meter found 48.8% relative moisture in the upper layers of the built-up roof and 29.2% 
relative moisture in the original coal tar pitch built-up roof. 
 

  
 
Roofs A and B Attic 
 
From the limited access to the Attic the wood that could be viewed showing signs of moisture damage.  
Replacement of joists to some degree will be required especially along the southern portion of the roof area.  
The wood deck shows significant moisture damage and replacement is recommended. 
 

  
Roof A attic 

 

  
Roof B Attic 
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On the second floor below Roof B, the wood floors are currently wet and have moisture damage.  Debris from 
the failed ceiling is present on the wood floors. 
 

  
 
Roof B1 
 
This roof is over the first floor of Unit 2 and creates a window well. 
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Roof B2 
 
This roof is over the first floor of Unit 3 and creates a window well. This roof was accessed by ladder, since the 
windows were inoperable. 
 

  
 
The eastern half of this roof area was holding water at the time of the site visit. 
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The western half of the window well has metal lathe covered in mortar present.  This mortar has a deteriorated 
coating present that is allowing moisture to be absorbed.  The Extech moisture meter registered 17.7% relative 
moisture in the mortar.   A location was found with delaminated mortar that was removed and the underlying 
metal lathe was severely rusted. 
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The walls above the eastern half of the roof have steel panels that were stamped to resemble brick.  These 
panels are rusting, and the seams between panels are opening. 
 

  
 
Roof C 
 
Roof C is over units 4 and 5.  This smooth surface built-up roof is aged, failed, and is allowing moisture entry. 
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The roof flashing has failing off of the northeast corner masonry parapets. 
 

  
 
The camel back tile coping is aged with areas of deteriorated mortar beneath the coping.  Areas at recent 
repairs have the tile coping loose laid and unsecure. 
 

  
 
The stone coping on the north parapet have open head joints that have failed mastic repairs present. 
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An apparent abandoned skylight is present that has a corrugated panel at the location of the original skylight.  
This corrugated panels are severely weathered and failing. 
 

  
 
A test opening was created in the southwest corner of Roof C.   
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This roof area appeared to have a base sheet installed that separated the original coal tar built-up roof from the 
tongue and groove wood plank deck.  The Extech Moisture meter measured 6.8% relative moisture at the 
opening which is normal for wood.  However, the roof deck is damaged from moisture in areas as observed 
from the attic. 
 

  
 
Roof C Attic 
 
The wood deck below Roof C has significant water damage throughout the areas that could be viewed.  
Damage to the joists was observed in various areas and a percent will require repairs or replacement once 
exposed. 
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Ceiling below Roof C 
 
The ceiling in the kitchen on the south end of the building and also the ceiling in the hallway has fallen in.   The 
exposed wood lathe was observed to be wet and damaged. 
 

  
 

  
 
In the north east room below Roof C, water stains were observed on the ceiling.  The wood floor has been 
damaged by water beneath the stains on the ceiling. 
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Roof C1 
 
This roof appeared similar to the other first floor roofs and also creates a window well.  It is also holding water 
at this time.  The walls above roof line were at some point covered with residential aluminum siding.  This 
siding is stained and discolored. 
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Roof D 
 
The low-sloped roof on the rear canopy was not cored.     
 

  
 
The wood deck is exposed from below and is water damaged. 
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The masonry below the north side of this roof area is also water damaged from the leaking gutter above, with 
damage to the brick and mortar present. 
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Tile Roofs 
 
On the north and east elevation there are six tile roofs over the bay windows projections.  The Ludowici 
Spanish tile is most likely original to the building.  Clay tile usually has a life span of 100 to 150 years.  This tile 
is in the range where failure will start to commence and missing and broken tiles were seen.   
 

  
 
It was also observed that the sheet metal flashing at the top transition of the tile to the masonry walls is aged, 
weathered, and deteriorating. 
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First Floor and Basement 
 
Unit 1  
 
On the first floor the ceiling was fallen in areas.  The exposed steel beams were observed to be rusted. 
 

  
 
Where the tin ceiling is present, the paint is peeling and rust is developing in areas from moisture entry above. 
 

  
 
In the basement the 2”x10” wood joists are spaced approximately 16” on center. 
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The wood joists are showing signs of water damage, especially along the south side of the building, where the 
roof is in worse condition.  Where the wood joists rest on the masonry, the wood is rotting and will eventually 
fail. 
 

  
 

 
 
On the south wall, numerous clay masonry units were spalled, cracked, and missing.  One unit was observed 
to be entirely missing.  At this location it was measured that one unit is approximately 6 inches wide.   
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On the interior of the northern wall, efflorescence and recessed/missing mortar was observed. 
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Unit 2 
 
In the first floor of unit 2, significant moisture damage was observed in the ceiling.  Paint is peeling and water 
stains are present. 
 

  
 

  
 
The floor was also soft, saturated, and floor tiles were displaced in areas. 
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The drywall ceiling in the basement along the eastern wall was saturated with a black growth present.  The 
entire building interior should be air quality tested. 
 

 
 
The interior of the south masonry wall has deteriorated mortar joints.  In addition, the masonry units are losing 
integrity. 
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On the north wall it was observed that an opening to the exterior is present.  The masonry is loose and 
displaced around the opening.  This is currently covered with a piece of plastic on the interior in the basement.  
This north side foundation wall damage was likely caused when the gas line was reinstalled to the building, 
which is just west of the damage. 
 

  
 
The masonry of this wall also has numerous deteriorated units and weathered mortar joints. 
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Unit 3  
 
The wood joists are saturated at this time in various areas.  The staining on the joists imply this has been an 
ongoing issue. 
 

  
 

  
 
The wood is rotting, especially where the wood joists bear on the masonry walls. 
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The masonry walls in this portion of the basement is in a similar condition with deteriorated mortar joints and 
masonry units on the north and south elevations. 
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Units 4 and 5 
 
The floor of the first floor is water damaged with the flooring buckled.  No one should traffic the southern 
portion of these units. 
 

  
 

 
 
Moisture damage to the first floor wood joists and deck is evident from the basement.  There is significant 
moisture, staining, and rot developing on the wood. 
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The masonry walls are saturated and have deteriorated mortar joints. Due to the moisture there is growth on 
the masonry and drywall in areas. 
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The exposed exterior masonry wall of the original building can be seen in the basement of unit 4.  This wall is 
covered with a parging layer, which is likely what was used to waterproof the foundation at the time of 
construction.  It is assumed that this is the waterproofing present around the north south and east sides of the 
original building. 
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Southern Retaining Wall 
 
The masonry southern retaining wall for the original building, units 1, 2, and 3, is in a severe state of disrepair.  
A significant bow is present in the masonry and the wall appears to be compromised.  When the buildings to 
the south were razed, this damage may have resulted. 
 

  
 
The mortar is weathered and severely recessed between the brick units.  Areas of the brick masonry were 
observed to have fallen out and other bricks are damaged and spalled. 
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There are two concrete retaining walls is present on the southern side of the addition for units 4 and 5, a 
shallow exterior and a deeper interior.   
 

  
 
The railing around this area is damaged and no longer secure.  A fall hazard is present in this area. 
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The stairs leading down to the basement of this area are deteriorated.  The steel is rusted and the concrete 
treads are chipped and spalled. 
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MAKARICH STRUCTURAL ENGINEERING LLC 
 
P.O. BOX 1389 
WILLOUGHBY, OH 44096 
(440) 283-7252 
 
Date:      11/5/2020   
To:           Bud Griffith, Construction Resources     
From:      Mike Makarich    
Project:   Lakewood Building  
Project No.:   20080  
 
Subject:  Report.  
 
On Friday October 30, 2020, as authorized by you, a site visit was made to 14501 Detroit Ave, Lakewood, 
Ohio by M. Makarich P.E. of this office.  The purpose of this visit was to examine an existing building to 
determine its current state of repair.  The building is a two-story structure with wood framed floors and roof 
supported by exterior masonry walls.  The first floor was retail space and the second floor were apartments.  
The building is divided into 5 units, each with a full depth basement.  The three east units were constructed at 
the same time and the other two were constructed approximately 12 years later.  The building is approximately 
100 years old. 
 
Visual examination of the basement of unit 1 shows the east and north basement walls are wet and 
deteriorated from years of water infiltration.  The walls are believed to be 2 wythe 8” clay block.  The mortar of 
the interior wythe has lost its bonding properties.  The mortar is soft and can be easily removed.  The top three 
courses of masonry along the north and east walls will need to be replaced and the northeast corner will need 
to be rebuilt.  The south and west basement walls are in fair condition.  There is a rear entrance to the 
basement with a masonry retaining wall.  The south basement wall does not have direct soil contact and the 
west wall is an interior wall between units 1 and 2.  The south 8’ to 12’ of the first-floor framing will need to be 
replaced.  The floor joists are severely deteriorated by water exposure.  Some of the joist ends do not bear on 
the walls anymore due to deterioration.  It is likely the exterior face of the basement walls is not damp proofed.  
The north and east walls will have to be excavated, repairs made and the walls damp proofed.  The footing 
drains, if they exist, will most likely need to be replaced, and the excavation backfilled with stone. 
 
Visual examination of the basement of unit 2 shows the south and north basement walls are wet and 
deteriorated from years of water infiltration.  The walls are believed to be 2 wythe 8” clay block.  The mortar is 
soft and can be easily removed.  There are pilasters along the north, all of them need to be replaced.  The 
south wall also needs to be replaced.  The east and west wall are in good condition as they are interior walls 
between the units.  The north and south walls will have to be excavated, repairs made and the walls 
waterproofed.  The footing drains, if they exist, will most likely need to be replaced, and the excavation 
backfilled with stone. 
 
Visual examination of the basement of unit 3 shows the north basement wall is wet and deteriorated from years 
of water infiltration.  The walls are believed to be 2 wythe 8” clay block.  The mortar is soft and can be easily 
removed, on the north wall.  The north wall will need to be rebuilt.  The south wall shows water leaking and the 
ends of the floor joists are rotten and will have to be replaced.  The east and west basement walls are in fair 
condition.  The north and south walls will have to be excavated, repairs made and the walls waterproofed.  The 
footing drains, if they exist, will most likely need to be replaced, and the excavation backfilled with stone. 
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Visual examination of the basement of units 4 and 5 show they are in fair condition.  The walls are constructed 
of 3 or 4 wythes of clay brick.  The south 15’ of the first-floor framing, in both units, will need to be replaced.  
The floor joists are severely deteriorated by water exposure.  Some of the joist ends do not bear on the walls 
anymore due to deterioration.  It is likely the exterior faces of the basement walls are not damp proofed.  The 
walls will have to be excavated, and the walls waterproofed.  The footing drains, if they exist, will most likely 
need to be replaced, and the excavation backfilled with stone. 
 
Visual examination of the interior of unit 1 shows heavy water damage at the south end of the unit.  The plaster 
finish of the ceiling was in poor condition with water leaking through the ceiling.  It is assumed the south end of 
the second-floor framing will have to be replaced.  Observation of the second floor confirm, as the wood floor is 
buckling with water leaking from the roof.  Access to the attic crawl space above unit 1 was available.  Water 
was observed leaking from the south end of the roof and water damage was visible to the deck and rafters. 
 
Visual examination of the interior of unit 2 shows some water damage at the south end of the unit.  The wood 
floor was buckling in the center of the second floor.  Access to the attic crawl space above unit 2 was available.  
The roof deck and rafters are in good condition. 
 
Visual examination of the interior of unit 3 shows some water damage at the south end of the unit.  Access to 
the attic crawl space above unit 3 was available.  The roof deck and rafters are in good condition. 
 
Visual examination of the interior of unit 4 shows some water damage at the south end of the unit.  Access to 
the attic crawl space above unit 4 was available.  The roof deck and rafters are in good condition. 
 
Visual examination of the interior of unit 5 shows heavy water damage at the south end of the unit.  The 
second-floor finishes are in poor condition.  The wood floor on the second floor is buckling.  Access to the attic 
crawl space above unit 5 was available.  Water was observed leaking from the south end of the roof and water 
damage was visible to the deck and rafters. 
 
Visual examination of the exterior of the building shows the retaining wall at the rear of the building is in poor 
condition.  It is leaning inward at the center of the span.  The bottom courses of brick are blown out.  The wall 
must be replaced.  There is a second retaining wall to the south and at a higher elevation.  This wall is 
constructed of CMU.  It is in fair condition; however, it have to be removed to excavate and replace the brick 
retaining wall.  The CMU retaining wall supports steel columns for a rear deck.  The joists are wood supported 
by the south masonry wall of the building and steel beams.  The deck is in poor condition and will have to be 
replaced. 
 
Visual examination of the exterior walls shows various cracks and lateral displacement of the bricks.  All 
windows and door need to be replaced.  All window and door opening lintels need to be replaced.  All second-
floor sill stones need to be replaced.  All first-floor entry thresholds need to be replaced. 
 
Visual examination of the roof shows there are at least 4 layers of roofing material.  The roofing needs to be 
replaced.  All of the parapets have to be repointed, capped and flashed.   There are three lower roofs.  All are 
holding water and will need to be removed and replaced. 
 
The building has been vacant and not maintained for some time.  As of the writing of this report, the building is 
in fair to poor condition.  Minimum repairs that are required to bring the building structure to a safe and weather 
tight condition are as follows:   
 

 Remove and replace the entire roof deck and deteriorated rafters.  This is required due to deterioration 
and the fluid applied coating directly to the wood roof decking.  This all must be replaced.   

 The entire perimeter of the building is to be excavated, the exterior basement walls repairs/replaced, as 
noted above, the walls waterproofed, footing drains replaced/installed, and backfilled with stone.   

 The rear retaining walls have to be removed and replaced.   
 The rear deck has to be removed and replaced.   
 All exterior doors and windows have to be replaced with repairs to the openings as noted above.   



Page 41 of 41 
 

 The deteriorated interior floor framing noted above, must be replaced.  All deteriorated interior finishes 
must be removed. 

 
It is this office’s requirement that the building not be occupied until all the required repairs are done.  It is highly 
recommended that the roof repairs/replacement be done immediately, with the remaining repairs done within 
12 months.   
 
This letter is based on a limited examination of an existing, finished structure.  No warranty is made or implied 
that all defects were observed and reported.   Due to the finished construction, concealed conditions may exist 
that would affect this report; this office assumes no liability for concealed conditions that may affect the extent 
or costs of any repair work needed.  If conditions assumed by this office are found to be different than those 
described in this letter, this office should be notified.  This office reserves the right to adjust the information 
presented in this letter should additional information become available. This office does not assume any 
responsibility for any defects in design or construction, whether observed or not, since this office was not 
involved in the original design and construction of this building.  The opinions, conclusions and 
recommendations contained in this letter are based on this writer’s judgment and experience as a practicing 
Structural Engineer. 
 
Should you have any questions, please call us. 
 
Respectfully submitted 
 
MAKARICH STRUCTURAL ENGINEERING LLC 
 

Mike Makarich 
Mike Makarich, P.E. 
President 
 


