January 30, 2006

Dr. Philip and Mrs. Mary Helen Schaeffer
513 East Scenic Drive

Pass Christian, MS 39571

RE: Hurricane Damage to 513 East Scenic Drive Street, Pass Christian

Dear Dr. and Mrs. Schaffer:

We enjoyed visiting with you at your historic home last Wednesday and hope that we were able to address all of your questions about repairing the damage from the hurricane.  We’re so pleased that you have begun repairing your historic home.  Your enthusiasm is wonderful and we applaud the work you have done.  
Executive Summary

While your house saw significant loss and damage on the front façade including loss of the porch columns and 1st floor wall, and significant displacement of the 1st floor framing in the porch and front two bays, it is our opinion that it is in an entirely repairable condition.  You have salvaged much of the framing and those pieces in good condition can be reused in their original location.  We have summarized our recommendations for repair and retrofit below.  

General Description

This impressive two and a half story, Shingle/Craftsman style house is an excellent architectural example characteristic of the late 19th and early 20th century. It has a front-facing shingled gable with balcony over a double porch with paired posts.  At the same time it has several unique architectural details: the interior has an unusual open plan which appears to be only divided by a cruciform central cluster of columns, and the exterior has unusual screened boxes on knee braces around the second-floor window openings.  The main body has had several rear additions and porches which have been enclosed or altered.

The timber frame is constructed of beams and sills which are supported by brick foundation piers and walls.  Repetitive joists frame between timber beams and sills, and wall framing is constructed of studs.  Diagonal boards form the sub-floor and wall sheathing.  The foundation consists of shallow brick piers with slightly bigger brick footings in the main building, and narrow brick walls along the porch.  
Conditions and Recommendations

We noted the following conditions, and offer the following recommendations.  

· Immediate Stabilization of Structure.  For the most part, the structure which had shifted during the storm has been lifted and re-supported on new concrete block piers.  The floors overhanging the porch have been temporarily shored following the loss of columns.  
· Structural Repairs and Retrofit.  The next step in the restoration process is to perform structural repairs and retrofit:  

1. Replace at least the foundation piers closest to the water with new reinforced masonry block or cast-in-place concrete piers or walls that are a minimum of 12” thick and steel-reinforced for their full heights and hooked into continuous reinforced cast-in-place concrete strip footings.  The overall depth of the footings and walls/piers should be at least three feet below grade to minimize scour and instability of foundations in future storms.  Regularly spaced hold-down ties should be embedded in the piers and connected to the sills.  Facing brick, salvaged from the original foundation, could be added on the exterior of new concrete foundations to match the appearance of the original.  If walls are used rather than piers, frequent ‘flood vent’ openings should be built into the wall to alleviate static pressures in flooding situations.
2. Reinstall or re-seat all salvaged or in-place sills, beams, joists, studs or posts.  Retrofit all critical connections as needed with additional wood screws to sub-floors and wall sheathing; metal clip angles or hurricane ties to joist, beam and stud connections; and metal pier-embedded hold-down ties to sill connections.  Screwed or bolted connectors should be used in favor of nails where possible. Well fastened salvaged diagonal board or new plywood subfloor should be installed on top of floor joists. 
3. The beam in the 2nd floor framing just to the east of the stair has dropped at its south end, which likely indicates that the post supporting it has dropped at its base.  This area should be carefully jacked back to level and resupported at its foundation.  
4. Loss in the plaster on the ceiling of the 1st floor near the stair, and cracks in the ceiling and walls in the front rooms of the 2nd floor were caused by the pulling that occurred when the porch columns were knocked out of place and the subsequent downward movement of the projecting floors.  Prior to reinstalling the displaced porch columns, the floor should be checked and jacked back to level if necessary.  The plaster can also be repaired (see below).  The tops and bottoms of the porch columns should be rigidly connected to the framing upon installation.
5. Repairs are well underway to the porch at the east side of the house.  The carpenter performing the repairs seemed to be thoroughly addressing the repairs necessary following the shifting of the structure from the storm.  In addition, we discussed with him some further retrofit and repair details including tying the framing into the piers (see description above) and replacing the termite-damaged post supporting the north end of the dropped beam along the side of the house.  Solutions to improve the drainage of run-off along this side were also discussed including creating a berm and/or building a French drain.  
6. Architecture of Reconstruction. The front façade has been largely destroyed on the lower level but could be reconstructed based on pictorial and physical evidence on the ceiling. The missing sections will have to be reconstructed to match the remaining architectural details.  Much original trim, casements, sash, shutters and other building parts can be salvaged and re-used, or serve as a basis for new work.  Any old photos of the building would also be invaluable in accurately reconstructing the missing portions. Use paint lines and other ‘shadows’ of the missing structure, such as on the porch ceiling, to help accurately relocate the new construction. 
7. Plaster.  Some areas of the plaster walls show cracks or other movement.  In areas of plaster repair, cracks can simply be filled with an appropriate filler;  however, those areas should be checked for any signs of significant and constant movement over time.  The surrounding areas should be checked for breaking off of the plaster surface from the keys (the bit that squeezes back behind the lath and holds the plaster against the walls). In most cases, unless the pieces are totally broken free of the wall, they can be re-anchored with special plaster anchors screwed in place and skim coated.  When replacing or patching new areas of plaster, it is usually best to repair with the same type of plaster, such as a three-coat plaster.  In some cases the original lath can be reused or metal expanded lath can be attached.  Three-coat plaster is preferred because not only will it usually bond better to old plaster and not have as much cracking, but also it will usually dry out easily after flooding.  In contrast, any drywall or plaster board material will have to be replaced if subjected to future water from flooding.
8. Roofing. Some roof shingles at the edges are missing.  Missing shingles should be replaced and flashing and drip edges should be repaired as necessary. 
9. Rear pool building. The small rear pool structure was also briefly examined.  The single story, two bay, single pile building has a screen porch fronting on both sides.  The front porch was largely ripped away and there was a temporary center post installed to shore the porch roof.  On the north wall, a large appliance had been driven into the wall from the interior, pushing out some studs and displacing the siding. The bottom of the wall can be pulled back to vertical then reanchored to the sill and reconnected to the front and rear walls. The missing posts and rear wall should be repaired by installing new matching posts, studs and siding, as explained above.
Next Steps
We have attached a sheet that offers general recommendations and an overall guide to help you through the process of repairing, reconstructing, restoring and retrofitting your historic home.   

Please note that these preliminary guidelines do not take the place of a design professional.  As needed to complete your project, we encourage you to seek advice from a licensed engineer, architect, or contractor with experience in the repair of historic buildings. Note that changes in flood plain elevations established by FEMA are anticipated, and updates should be available through local building officials. Enclosed is information we hope will be of assistance.

We hope that you have found our visit and this letter to be helpful.  We can tell that you have put a great amount of work into your historic home and take pride in it.  It is a true asset to the community, and we hope that you will have the opportunity to restore it so that it will be enjoyed for many years to come.  Please contact Jennifer Baughn at (601) 576-6940 (MDAH Jackson Main Office) or (228) 435-1180 (Biloxi Field Office) if you have any additional questions.  

