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I. INTRODUCTION 
 

The purpose of this report is to provide a summary of our observations, conclusions and 
recommendations pursuant to our survey of the building envelope and parking lot. 

 
Construction Systems Group, Inc. has prepared this report in accordance with our AIA B104 
Contract dated June 24, 2015.  Our investigative onsite work was performed in September 
and October of 2015 and coordinated with the property manager, Mr. Richard Haddad. 
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II. BACKGROUND 

   
The Jefferson House (Photo 1) is a nine story concrete framed structure (Photos 1 – 4).  The 
façade includes a brick masonry barrier wall system with operable ribbon windows and 
individual punched combination windows.  Drawings from Corning, Moore, Elmore, & 
Fischer Architects of Baltimore, MD are dated September 29, 1961.  Accordingly, the 
building is estimated to be 53 years old.     
 
On March 18, 2015, our office provided a proposal to perform a Present Condition Survey 
for the Jefferson House; the proposal was revised in May, 2015, per discussions with the 
Board.  The revised proposal was approved in June 2015, and the AIA contract was 
developed between this office and the Condominium.  The AIA contract was signed by the 
Board president the week of July 15, 2015, and returned to this office.  To provide sufficient 
notice to residents, the initial site visit was scheduled for July 31, 2015. The investigation 
work was cancelled after the team arrived onsite; reportedly due to a Condominium 
regulation requiring two (2) Board member signatures on the contract document.  The initial 
site visit was rescheduled for August 28, 2015, following a review of the AIA contract by the 
Condominium Board and additional signature.   
 
The initial site visit consisted of an interior survey of the building to inventory existing leak 
locations.  Approximately 90 percent of units on floors 8 and 7 were surveyed along with the 
units on remaining floors with reported water damage.  Based upon the results of the survey, 
two units were identified with most probable water infiltration issues. Scheduling a 
contractor, providing notice to tenants, and a 1 week delay due to the Pope’s visit, resulted in 
the exterior survey starting on September 29, 2015 and continuing through October 6, 2015.  
During the investigative work on the façade, a complaint from a tenant prompted a visit from 
the DCRA, who placed a Stop Work Order on the building.  The order lists “brick point from 
swing scaffold” as the violation.  This office notes that “brick pointing” is exempted from a 
building permit, per the District of Columbia Building Code Section 105.2. 

 
In accordance with our proposal, investigation and water testing was conducted by Mr. Alex 
Miller, P.E., Mr. Michael E. Chadwell, P.E., and Mr. Richard B. Allen, Jr., P.E. 
 
The study consisted of the following: 

 
─ Review of available design drawings, reports, specifications, repair records, warranties, 

contractor proposals and other file documentation pertaining to the building envelope, 
provided by the Client.   

 
─ Conduct a non-destructive, visual, on-site inspection of the exterior building envelope 

systems, in order to determine present condition and issues requiring repair/replacement. 
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─ Based upon our visual survey findings, perform controlled water testing of the façade and 
roof at a leak location to determine source(s) of water entry. 
 

─ Coordinate a subcontractor’s deployment of access equipment in order to perform a more 
comprehensive visual survey of the façade at two (2) drop locations. 
 

─ Coordinate and supervise a subcontractor’s investigative demolition and restoration of 
targeted areas of the roof, façade, and asphalt parking lot in order to verify present 
condition and construction. 
 

─ Determine feasibility of the reinstallation of a rooftop deck. 
 

─ Determine feasibility of the installation of a glass entrance way and patio at the laundry 
room in accordance with city requirements. 
 

─ Analysis of the survey results and consultation with the Board of Directors regarding our 
findings, recommendations, and preliminary cost estimates. 

 
Additional work items performed at the request of building management include the 
following: 
 
─ Assemble, repair and organize a full set of drawings from the stacks of originals. Create 

hardcopies and electronic copies. 
 

─ Investigate the water infiltration through the Laundry Room and Engineers Room at the 
Lobby level. 
 

─ Investigate a series of interior leaks at kitchen sinks and refrigerators. 
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III. OBSERVATIONS 

 
 Our testing and investigation included the following: 
 

A. Drawing Review & Research of DC Code 
 

1. Drawings indicate that the typical floor slab is 7” thick, and widens to 10-5/8” thick at 
the slab edge.  The slab edge is depicted with a recessed bottom edge with structural 
steel shelf angle and steel hanger.  The drawings depict soap brick at the slab edge 
(Details 1 - 2).  The drawings identify a steel hanger to support the structural steel 
shelf angle; however, a steel kicker is not shown. 

 
2. Drawings depict a sun deck on the roof, approximately 34’ x 19’, enclosed with 

woven wire fabric fencing with precast concrete pavers forming the deck (Detail 3).  
The sun deck has since been removed. The structural analysis of the roof plans 
revealed a concrete roof slab with comparable live load capacity to the typical floor 
slab found on all floors (Detail 4).   

 
3. Drawings show the property line follows the outline of the building, which is 

consistent with the building property line depicted on the DCRA website.  Drawings 
do not depict electrical, water/sewer, or mechanical lines between the laundry room 
and WASA vault. 

 
4. Drawing review of the original roof membrane indicates a conventional roof system, 

with 2-inch rigid insulation over structural concrete deck, and a built-up roof. 
 

B. Interior Survey 
 

1. Water damage is visible on wood floors and plaster walls adjacent to A/C convector 
units.  The damage appears to originate within the walls where the cold water line, a 
shared common element, enters the A/C convector.  Water damage was observed at 
units 819, 814, 811, 806, 718, 712 and 620 adjacent to the common cold water piping 
(Photos 5 – 10). 
 

2. Cracked and peeling plaster, and discoloration are observed above window heads at 
select units, 818, 803, 715, 713, 712, 705, 620, 608, 507, 421, 106, and L10 (Photos 
11 – 16).  The discoloration and damaged plaster observed was dry during the 
inspection.  Management notes active leaks have not been reported at any of the 
aforementioned units.  Management also reported that peeling or cracked paint is 
common throughout the building and does not correlate with water intrusion. 
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3. Plaster damage in the units is observed on walls and ceilings greater than 10 feet 
away from exterior walls and A/C units as well as adjacent to the exterior walls and 
connectors.  Building staff notes the wall damage at unit 712 (Photo 17) appears to be 
caused by age and interior humidity levels.  Water damage to plaster ceilings and 
wood floors in unit 520 appears to be caused by a plumbing leak from the unit kitchen 
above (Photo 18).  Interior ceiling damage is also observed at units 507 and L10 
(Photos 19 & 20). 
 

4. The laundry room exhibits evidence of water infiltration through the below-grade 
exterior wall (Photo 21).  The foundation wall is concrete with a brick masonry fascia 
below the custom windows.  The maintenance staff reports that water infiltration into 
the laundry room was observed one (1) time, which appeared to result from a burst 
pipe from the neighboring property.  The staff states that water infiltration into the 
laundry room does not occur during rain events.  
 

5. The engineer’s room located adjacent to the loading dock is reported to have 
experienced water intrusion.  The building engineer reported that the water intrusion 
began when the neighboring property installed a downspout against the building 
(Photo 22).  The building engineer placed temporary plastic to redirect the water from 
the downspout away from the building, which appears to have stopped the water 
infiltration.  The leak condition appears to have been caused by the downspout 
installation. 

 
C. Exterior Façade Survey 

 
1. Brick mortar joints exhibit cracks, pinholes, and erosion throughout the façade (Photo 

23). 
 
2. Select brick are cracked, chipped, or damaged (Photo 24).  Structural deterioration, 

crushed brick and large cracks, were not observed. 
 

3. Window perimeter sealants are alligatoring and failing in adhesion (Photos 25 – 26).  
Cohesion failures are observed at select sealant joints.  Replacement sealants were 
observed to be covering the structural steel shelf angles, primarily at brick-to-brick 
joints.  Adhesive failures were observed within the recently replaced sealants. 

 
4. Bulging brick is observed on the masonry façade at select floors on the east elevation, 

as well as on the west and south elevations facing the pool courtyard.  The bulges 
appear between window heads and the window sills on the floor above, centered at 
the floor slabs.  Bulging is visible between the large punch windows on the east 
elevation and between the ribbon windows facing the pool.   

 
5. Facade restoration work, previously performed by others, is visible on the building, 
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particularly on the west and north elevations (Photos 27 – 28) facing the loading 
dock.  Management did not provide any documentation regarding previous repair 
work.  The previous repairs appear to include rebuilding large areas of masonry with 
new brick, creating masonry panels with new vertical expansion joints, and installing 
new steel shelf angles at select areas.  The affected elevations do not exhibit bulging, 
nor are there reports of water infiltration. 

 
D. Façade and Parking Lot Exploratory Demolition 

 
1.  Areas of exploratory demolition were restored prior to completion of the survey.  
 
2. The contractor removed brick masonry between the 6th and 7th floors of the 20 tier, 

east elevation.  The structural steel shelf angle is exposed above the 6th floor window 
head. A modified, bituminous membrane is adhered to the steel angle (Photo 29).  
The steel angle is installed against the bottom edge of the concrete floor slab and 
supported by steel hangers fastened to the slab edge.  The slab edge is approximately 
11-inches thick, with the lower 6-inches recessed, to accommodate the steel shelf 
angle.  Two (2) courses of whole brick are installed on the steel angle, followed by 
two (2) courses of soap brick to cover the upper 5-inches of the slab edge (Photo 30).  
A steel dowel is fastened into the slab edge to reinforce the soap brick.  Header brick 
is installed on top of the slab edge, which interlocks the brick masonry facade with 
the CMU backup wall.  There appears to be a header course installed every 6 courses 
throughout the facade. 

 
3. There is a thin polyethylene water resistant barrier on the face of the CMU backup 

wall, which extends over the slab edge, and behind the steel angle, between floors 6 
and 7 on the east elevation (Photo 29).  There are no weep holes present.  The 
polyethylene sheet is not installed as a through-wall flashing.  The brick-to-brick joint 
at the steel angle is sealed with silicone sealant (Photo 31), which has failed in 
adhesion.  There is no gap provided between the steel angle and the brick course 
below to accommodate vertical expansion/contraction of the exterior masonry wall 
system. 

 
4. The back-up wall above the header brick, between the 6th and 7th floors of the east 

elevation consists of concrete masonry units (CMU).  The fascia brick is installed 
tight to the CMU, with virtually no cavity (Photo 32).  Approximately 4-inches of the 
header brick extends beyond the slab edge. 

 
5. The contractor removed brick masonry between the Lobby level and 1st floor of the 

10 tier, west elevation, overlooking the pool area.  The structural steel shelf angle is 
installed at the window head and supported by steel hangers (Photo 33) fastened into 
the concrete slab edge.  The slab edge is approximately 11-inches thick, with the 
lower 8-inches recessed to accommodate the steel angle.  Two (2) courses of soap 



INSPECTION REPORT 
PROJECT #15-072 
 
THE JEFFERSON HOUSE 
PRESENT CONDITION SURVEY 
WASHINGTON, D.C. 
NOVEMBER 25, 2015 
PAGE 9 of 50 
 

Engineering • Construction Management • Moisture Protection 
 

Construction Systems Group, Inc., 1451 Dolley Madison Boulevard, Suite 300, McLean, Virginia 22101 • phone 703.917.0055 • fax 703.917.0464 
 

www.csgengineer.com 

brick are used to cover the steel plate fasteners and the upper 3 inches of slab edge 
(Photo 34).  A header brick course is installed on the slab edge over a thick bed of 
mortar, approximately 5/8-inch (Photo 35).   

 
6. The contractor removed brick masonry between the 6th and 7th floors of the 10 tier, 

west elevation, overlooking the pool area.  The structural steel shelf angle is installed 
at the window head and supported by steel hangers mounted to the concrete slab 
edge.  The slab edge is approximately 11-inches thick, with the lower 8-inches 
recessed to accommodate the steel angle.  Two (2) courses of soap brick are used to 
cover the upper 3 inches of slab edge.  A header brick course is installed on the slab 
edge over a thick bed of mortar, approximately 5/8-inch.  

 
7. Through-wall flashing is installed over both exposed steel angles at the 10 tier.  The 

flashings are not adhered to the substrate.  The flashing is installed below the header 
course and shingled over the steel angle.  Open head joint weeps in the masonry are 
located on the steel angle, 24-inch on center.  The flashing installed above the Lobby 
level window appears to be a thin bituminous membrane and the flashing installed 
above the 6th floor window appears to be a polyethylene sheet (Photo 36). 

 
8. Bulging of the brick masonry was observed at the 10 tier floor slab edges above the 

Lobby, 1st, 2nd, 3rd, 7th, and 8th floors.  The masonry is flush from the window head to 
the sill above, on floors 4, 5, and 6.  A 4-foot level was used to demonstrate masonry 
bulging on the west elevation of the pool courtyard (Photos 37 - 40).  The exposed 
header brick extends beyond the slab edge 4-inches above the Lobby level (Photo 41) 
and only 3-inches at the 6th floor (Photo 42). 

 
9. The contractor exposed the garage roof deck below the asphalt parking area.  The 

asphalt is 5-inches thick and appears to be monolithic.  Hot rubberized asphalt (HRA) 
waterproofing is installed on the garage structural concrete roof deck. 

 
E. Controlled Water Testing 

 
1. Water sprayed from a garden hose was placed at the window head of unit L10.  The 

structural steel shelf angle was sprayed for over 20 minutes with no evidence of water 
intrusion (Photos 43 - 44).  Water was sprayed on the brick masonry above the 
window head for over 30 minutes with no evidence of water intrusion.   
 

2. Water from a spray rack was placed on the brick masonry between floors 6 and 7, tier 
20, east elevation for approximately 1 hour.  Water damage within unit 620 was 
monitored before, during, and after testing; no moisture was observedd within the unit 
(Photos 45 - 46). 
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3. The water test of unit 620 occurred above the planter bed in front of the Laundry 
Room.  Following the 1 hour water test, no moisture was detected within the Laundry 
Room. 

 
F. Roof Assembly Visual Observations and Test Cuts  
 

1. Test cut locations were restored prior to completion of the survey 
 

2. The roof assembly consists of a structural concrete deck, a hot applied asphaltic base 
sheet, polyisocyanurate insulation with a nominal thickness of 1.5”, tapered perlite 
insulation and a two ply modified bituminous membrane.  The exposed ply is granule 
surfaced.  Engineering staff report no apparent active leakage attributable to the roof 
system (Photos 47 - 48). 

 
3. Five core samples were taken.  We observed water at one area on the south elevation 

of the roof.  Other samples appeared to be dry (Photos 49 - 50). 
 

4. Blisters in the roof membrane were observed throughout the roof surface (Photos 51 - 
53).   

 
5. Previous repairs are observed throughout the roof.  Some areas appear to have been 

marked for repairs but have not been addressed.  (Photos 54 - 56) 
 

6. Storm water is collected by cast iron roof drains incorporated into the roof assembly.  
In general, drainage appears to be positive.  There is some staining of the roof surface 
at isolated areas, indicating these areas are subject to ponding conditions.  Tapered 
perlite insulation was utilized in the construction of the roof system to provide slope 
to the drains.  (Photos 57 - 59) 

 
7. With the exception of a rooftop cooling tower, mechanical equipment appears to be 

limited to powered ventilation units and rooftop ductwork.  (Photo 60) 
 

8. The perimeter of the roof is defined by a low parapet finished with metal coping (61). 
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IV. CONCLUSIONS 
 

Façade 
 

Our design review, interior and exterior visual surveys, selective water testing, and 
exploratory demolition have identified systemic polyurethane sealant failures, selective 
masonry deterioration, and selective out of plane movement (bulging) of the masonry façade 
at floor slabs. The window systems are in serviceable condition requiring no immediate 
repairs.  Pursuant to our findings, the masonry façade requires:  polyurethane sealant 
replacement, selective masonry tuckpointing, selective masonry replacement, selective 
installation of new vertical/horizontal expansion joints, and selective masonry stabilization at 
floor slab edges.  This office should develop a Project Manual to include the scope of work, 
technical specifications, drawings, general condition requirements and bidding documents; 
competitively bid the rehabilitative work to prequalified contractors; and oversee the 
corrective repairs.  The corrective work may be phased over multiple years or performed in 
toto, pursuant to the requirements of the Condominium.   

 
The polyurethane building sealants located around window, door, and metal panel 
perimeters, and at all dissimilar materials have exceeded their useful life and require 
replacement.  The polyurethane sealants appear to be approximately 10 years old and failing 
in both adhesion and cohesion.  Adhesion failures occur at the bond line of the sealant, while 
cohesive failures are the result of ultraviolet light reverting the material back to its original 
components.  We observed areas of cohesive failures, where new sealant has been 
inappropriately skimmed over the original sealant.  The polyurethane sealants have an 
average useful life of approximately seven (7) years.  The existing polyurethane sealant 
should be completely and mechanically removed and replaced with silicone sealant.  Silicone 
sealants will provide a warrantable life of 20 years.  Properly installed, silicone sealants may 
be expected to provide a service life exceeding the warrantable life.   

 
The silicone sealants located at retrofitted expansion joints are serviceable.  The masonry 
façade has been selectively repaired in the past to accommodate movement, which will be 
discussed in further detail below.  The contractor performing this work utilized silicone 
sealant in lieu of matching the polyurethane sealant at the window and door openings as 
discussed above.  These materials are incompatible, but since the two materials do not 
intersect, this condition does not present an immediate concern.  The silicone sealant joints 
have an estimated useful life of 20 years from installation.   

 
The windows appear to have been replaced in the past decade and are in serviceable 
condition.  The ribbon and punched windows are sliders and consist of aluminum frames 
with insulated glass and neoprene marine glazings.  The marine glazings are continuous and 
extend to the corners with limited observed evidence of shrinkage.   The windows have an 
estimated continued useful life of 15 to 20 years.   
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The masonry barrier wall is experiencing out of plane movement at select support conditions, 
requiring stabilization.  The building façade consists of a face brick and CMU barrier wall, 
secured with header brick that is partially supported by the concrete floor slab and by a thin 
cut brick (soap brick) that extend around the projecting floor slab.  Long term shrinkage of 
the concrete frame, in conjunction with expansion of the brick, results in the rotation of the 
header brick at the floor slab.  This rotation slides the header brick off of the floor slab, 
resulting in the observed out of plane movement (bulging) of the wall.  Left unaddressed, the 
façade will experience a catastrophic failure.  Various previous repairs have been performed 
in select locations throughout the building. These repairs appear to include either complete 
masonry replacement or the installation of structural steel supports with associated vertical 
and horizontal expansion joints.  The selective masonry stabilization approach appears to 
have been successful to date and should be continued.  Due to the age of the building and the 
type of construction, the façade should be visually inspected on an annual basis to observe 
the occurrence of additional movement requiring repairs. The masonry façade has an 
indefinite useful life, but will require ongoing repairs as the building ages.    

 
The weather resistance of the masonry barrier wall is functional, requiring only selective 
mortar tuckpointing and brick replacement.  Interior water staining appears to be mainly the 
result of leakage from A/C convectors and condensation from cold water lines.  Locations 
exhibiting evidence of leakage were water tested with no active water infiltration observed.  
While this survey did not observe active water infiltration, barrier wall systems utilize the 
mass of the wall to resist water entry.  During extreme weather events leakage may occur due 
to this type of construction.  It is important to maintain the brick masonry by performing 
selective tuckpointing and replacing brick that are cracked or deteriorated.  This work is 
typically performed when access is provided to replace the building sealants and other façade 
related repairs.   

 
The Engineer’s office leaks during rain events require the relocation of the roof runoff 
downspout of the adjacent building.  Recently, the neighbor relocated the downspout in such 
a manner to direct water against the building, resulting in leakage into the building.  This 
leakage did not reportedly occur prior to the relocation of the downspout.  To resolve the 
active leakage, the downspout should be rerouted away from the building. 

 
The Building Engineer reported once occurrence of water infiltration into the laundry room 
as a result of a ruptured water line from the adjacent building.  At the request of the 
Condominium Board, this office performed additional water testing at the laundry room 
foundation wall with no observed water infiltration.  The reported leakage, explanation, and 
associated water testing indicate the leakage was a onetime occurrence, requiring no 
additional work at this time.   

 
At the request of management, this office compiled, correlated, and repaired the existing 
Architectural, Structural, and Mechanical Building Drawings into a numerically ordered set, 
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which were copied and scanned for Management.   Please note, the set of drawings is not 
complete.   
 
Roof 
 
The roof system has begun to fail and is at the end of its useful life. This office should 
design, bid, and oversee the roof replacement in 2017.  If the condominium chooses to install 
a rooftop terrace, this work should be performed and included with the roof replacement.    

 
Based on visual observation, the roof system appears to be in excess of twenty years old. 
Properly designed and constructed, roof systems of this type should provide a reliable service 
life of between twenty and twenty five years. Building Engineering Staff report no apparent 
leakage attributable to the roof system at this time.  Our interior survey observations are 
consistent with the Building Engineering Staff reports.  Blistering and ridging of the roof mat 
is widespread. Blistering is typically the result of moisture being introduced into the roof 
matrix.  During periods of warm weather, moisture vaporizes and migrates between 
membrane plies.  During colder weather, the vapor expands, resulting in blistering and 
separation of membrane plies. This condition, combined with evidence of moisture 
infiltration, indicates the roof system is rapidly approaching the end of its service life.  
Increasing frequency and increased scope of required repairs should be expected by the 
Ownership. 

 
When replacement of the roof is undertaken, Ownership should consider an alternate type of 
roof system.  With a stable concrete roof deck, an inverted roof system should be considered.  
In that scenario, the roof membrane is adhered directly to the concrete deck, then covered 
with insulation and ballast.  This provides a fully adhered membrane that is protected from 
roof traffic and from exposure to deleterious UV rays.  Properly installed, this type of roof 
system can provide service life in excess of thirty years, with proper care and maintenance. 

 
Asphalt Parking Lot 

 
The indentations (sunken areas or creep) in the parking lot are the result of insufficient 
compaction of the asphalt wearing surface and require selective patching.  Due to the 
configuration of the parking lot asphalt layers, long term creep will continue to occur and 
require minor selective patching where long term vehicular loading is present.     

 
Limited onsite drawings indicate a garage waterproofing project was conducted in 2005.  The 
work included removal and reinstallation of substrates above the below grade parking garage, 
and replacement of the below grade waterproofing membrane.  The reinforced hot rubber 
asphalt (HRA) waterproofing membrane was observed to be in serviceable condition.  
Pursuant to our onsite survey, the parking lot test cut revealed a monolithic 5-inch compacted 
asphalt layer.  This condition, in combination with the observed indentations (creep) where 
vehicular tires load the asphalt, indicate the asphalt layer was not sufficiently compacted 
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during the original installation.  Since the locations are limited, the areas experiencing creep 
should be patched.  This condition may reoccur over time requiring additional patching.  
With continued maintenance, the asphalt has an estimated remaining useful life of 15 years.   

 
The HRA waterproofing membrane at the test cut was observed to be well adhered and no 
evidence of leakage was reported or observed in the garage.  The HRA membrane has an 
estimated useful life of approximately 15 - 20 years.    

 
Rooftop Terrace Feasibility  

 
The structural review of the concrete roof slab from the architectural drawings, and visual 
observations of in-situ conditions, confirms that reinstallation of the rooftop terrace is 
feasible.  The District of Columbia Building Code states rooftop terraces should be located a 
minimum distance from the roof edge facing the neighboring structure by a ratio of 1:1 to the 
height of the new structure.  The height of the new terrace structure is the 42” railing; 
therefore the rooftop terrace should be a minimum 42” away from the parapet.  In addition to 
these requirements, OSHA requires that workers be tied off to safety lines when working 
within 6-feet of the roof parapet, which should also be considered when determining the 
location of the new roof terrace.  A roof terrace design similar to that of original construction, 
i.e. precast concrete pavers and a metal railing is feasible if desired by the condominium.  It 
is recommended that this work should be performed in conjunction with the roof 
replacement.    

 
Laundry Room Entrance Feasibility  

 
The installation of an entrance door and patio at the laundry room should be feasible, though 
it will be costly and difficult to permit due to its below grade location and proximity to the 
Pepco vault.  The procedure will require the submission of a stamped design by a 
Professional Engineer and potentially a registered Landscape Architect, final approval by the 
District of Columbia, and review and approval from Pepco.  The patio would be located 
below the sidewalk elevation, requiring excavation, installation of retaining walls, drains, 
drain lines, alteration/repair of the Pepco vault, installation of railings, and the construction 
of a staircase from the patio to the street sidewalk to provide an entrance.  Pepco certified 
contractors are typically required to perform work next to the Pepco vault, due to the risk of 
electrocution.   
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V. RECOMMENDATIONS 
 

─ Development of a Project Manual, including technical specifications, plans, general 
requirements, and bidding documents for the Façade Restoration:  
 

─ Competitively bid the Project Manual to prequalified contractors to obtain pricing for a 
three phased restoration project beginning in 2016 and ending in 2018 with an option to 
perform the project in toto. 
 

─ Façade restoration to include, but not limited to, the following: 
 
 Selective masonry tuckpointing. 

 
 Selective brick replacement. 

 
 Building sealant replacement. 
 
 Selective structural masonry stabilization at floor slabs. 
 
 Selective installation of new horizontal/vertrical masonry expansion joints. 

 
─ Develop a Project Manual, including technical specifications, plans, general 

requirements, and bidding documents for the Roof Replacement. 
 

─ Competitively bid the Project Manual to prequalified contractors in order to obtain 
pricing for replacement of the existing roof system in 2018 with a new inverted roof 
assembly. 
 

─ Request alternate pricing for replacement with a conventional roof system. 
 

─ Installation of new roof terrace deck integrated with new roof system (optional and 
requires the inverted roof design). 

 
─ Negotiate a proposal with a preselected contractor to selectively patch the asphalt parking 

lot in 2016. 
 

─ Immediately redirect roof downspout from adjacent building (by Building Engineering 
Staff). 
 

─ Develop a Project Manual for the installation of a patio and entrance door at the laundry 
room, obtain approval to perform the work from the District of Columbia, bid the work to 
prequalified bidders, and implement the work in 2019 (optional). 
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  Project Engineer    Partner 
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VI.  PRELIMINARY ESTIMATES FOR THE COST OF CONSTRUCTION 
 

 2016 Budgets  
 Engineering Design/Bid of Façade Rehabilitation Project $  14,900.00 
 Asphalt Repairs      $  15,000.00 
 Façade Remediation Phase 1 (East Elevation)  $375,000.00 
  Subtotal      $404,900.00 
  Contingency (5%)      $  20,000.00 
  Engineering Preconstruction    $    2,995.00 
  Engineering Construction Phase Services (10%) $  38,500.00  

  
 2016 Total Budget:     $466,895.00 * 
 

 2017 Budgets 
Engineering Design/Bid for Roof Replacement  $  10,500.00 
Façade Remediation Phase 2 (Pool South and West Elev.) $450,000.00 
Roof Replacement      $300,000.00 
Add Rooftop Terrace (Optional)    $  75,000.00 
 Subtotal      $835,500.00 
 Contingency (5%)     $  40,000.00 
 Engineering Preconstruction (Façade & Roof) $    5,990.00 
 Engineering Construction Phase Services (10%) $  82,500.00 
  (Façade & Roof)     
 
 2017 Total Budget     $963,990.00 * 
 

 2018 Budgets 
Façade Remediation Phase 3   
(North, South, West, & LD Elevations)   $250,000.00 
 Subtotal      $250,000.00 
 Contingency (5%)      $  12,500.00   
 Engineering Preconstruction    $    2,995.00 
 Engineering Construction Phase Services (10%) $  25,000.00  
  
 2018 Total Budget:     $290,495.00 * 
 

 2019 Budgets 
Laundry Room Patio and Entrance Installation  $275,000.00 ** 
 

*  Engineering Permitting Services and Reimbursable Expenses are not included and will be separate 
as additional work.     

** Includes design/bid & permitting services.  



INSPECTION REPORT 
PROJECT #15-072 
 
THE JEFFERSON HOUSE 
PRESENT CONDITION SURVEY 
WASHINGTON, D.C. 
NOVEMBER 25, 2015 
PAGE 18 of 50 
 

Engineering • Construction Management • Moisture Protection 
 

Construction Systems Group, Inc., 1451 Dolley Madison Boulevard, Suite 300, McLean, Virginia 22101 • phone 703.917.0055 • fax 703.917.0464 
 

www.csgengineer.com 

VII. PHOTOGRAPHS  
 

 
Photo 1: East and North elevations. 

 

 
Photo 2: North and west elevations adjacent to loading dock. 
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Photo 3: West elevation within pool courtyard. 

 

 
Photo 4: South elevation. 
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Photo 5: Water damage observed on floor tiles; unit 819. 

 

 
Photo 6: Water damage observed on floor tiles and adjacent plaster wall; unit 814. 
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Photo 7: Water damage on plaster wall adjacent to cold water line; unit 811. 

 

 
Photo 8: Water damage on plaster at cold water line; unit 806. 
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Photo 9: Water damage on plaster wall adjacent to convector; unit 620. 

 

 
Photo 10: Water damage around A/C convector; unit 712. 
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Photo 11: Water stain on interior window pane; unit 818. 

 

 
Photo 12: Peeling paint at window head; unit 803. 
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Photo 13: Stain at window head; unit 715. 

 

 
Photo 14: Stains at window head; unit 712. 
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Photo 15: Cracked plaster at window; unit 705. 

 

 
Photo 16: Discoloration at window head; unit 507. 
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Photo 17: Peeling paint on plaster wall, unit 712. 

 

 
Photo 18: Cracked plaster, unit 520. 
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Photo 19: Peeling paint on plaster ceiling, unit 507. 

 

 
Photo 20: Plaster damage on ceiling and walls inside unit L10. 
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Photo 21: Laundry room appears to have some water damage at exterior wall. 

 

 
Photo 22: Neighbors downspout contributes to water infiltration into engineers room. 



INSPECTION REPORT 
PROJECT #15-072 
 
THE JEFFERSON HOUSE 
PRESENT CONDITION SURVEY 
WASHINGTON, D.C. 
NOVEMBER 25, 2015 
PAGE 29 of 50 
 

Engineering • Construction Management • Moisture Protection 
 

Construction Systems Group, Inc., 1451 Dolley Madison Boulevard, Suite 300, McLean, Virginia 22101 • phone 703.917.0055 • fax 703.917.0464 
 

www.csgengineer.com 

 
Photo 23: Deteriorated mortar observed at select mortar joints. 

 

 
Photo 24: Damaged brick observed at select locations. 
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Photo 25: Window perimeter sealants failed in adhesion and cohesion, east elevation. 

 

 
Photo 26: Deteriorated sealants, west elevation. 
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Photo 27: Previous restoration work visible at north elevation. 

 

 
Photo 28: Previous restoration work, by others, west elevation. 
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Photo 29: Existing flashing installed incorrectly; tier 20, east elevation. 

 

 
Photo 30: Soap brick, field cut, installed at slab edge. Steel dowel at slab edge. 
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Photo 31: No spacing between steel angle and brick. Sealant blocks potential weeps. 

 

 
Photo 32: Limited cavity between brick and CMU back-up wall. 
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Photo 33: Steel hanger anchored to recessed slab edge. 

 

 
Photo 34: Two (2) courses of soap brick at slab edge. 
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Photo 35: Large mortar bed below header brick. 

 

 
Photo 36: Polyethylene sheet installed as through-wall flashing, 6th floor, tier 10. 
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Photo 37: Bulging brick above L10, west elevation. 

 

 
Photo 38: Bulging brick above 2nd floor, west elevation, tier 10. 
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Photo 39: Bulging brick above 3rd floor, west elevation, tier 10. 

 

  
Photo 40: No bulge above 4th floor, west elevation, tier 10. 
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Photo 41: Header brick extends over slab edge 4.25 inches above unit L10. 

 

 
Photo 42: Header brick extends beyond slab edge approximately 3-inches at 6th floor, tier 10. 
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Photo 43: Spray test at unit L10. 

 

 
Photo 44: Interior damage at unit L10. 
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Photo 45: Spray test of masonry façade between 720 and 620, east elevation. 

 

 
Photo 46: Water infiltration not observed at unit 620 following testing. 
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Photo 47: Overview of the east elevation, main roof.  

 

 
Photo 48: Overview of the west elevation, main roof. 
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Photo 49: Test cut, southeast roof quadrant, water observed within the roof matrix. 

 

 
Photo 50: Core cut reveals a hot mopped base ply, a nominal 1.5” thickness of isocyanurate insulation, 

perlite insulation and a two ply modified bituminous membrane set in hot asphalt. 
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Photo 51: Typical membrane blister.  Ridges have formed as a result of thermal expansion and 

contraction. Note that “alligator” cracking of the roof membrane surface is also occurring. 

 
Photo 52: Blistering and ridging of the membrane observed (arrows). Previous repairs are widespread. 
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Photo 53: “Fishmouth” voids have developed at select areas. 

 

 
Photo 54: Repairs at membrane lap seams (arrows). 
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Photo 55: Repairs appear to have been performed at different times in this area. 

 

 
Photo 56: A blister in this area was marked.  No repair was performed. 
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Photo 57: Typical roof drain. 

 

 
Photo 58: Staining of the roof surface is indication that ponding occurs. 
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Photo 59: Varying thickness of the roof system matrix (3-6”) is evidence that tapered insulation provides 

the slope of the roof surface. 

 
Photo 60: Mechanical equipment on the roof appears to be confined to ventilation units and ductwork. 
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Photo 61: The perimeter of the roof is defined by a low parapet covered with sheet metal coping. 
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VII. DETAIL DRAWINGS 

 
Detail 1: First floor slab shows slab edge with soap brick and steel angle. 

 
Detail 2: Cut section at slab edge indicates soap brick. 
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Detail 3: Roof plan shows original Sun Deck. 

 

 
Detail 4: Structural Roof Plan analysis performed. 


