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Limited Residential Inspection Report 
Property: 321 E. Copeland Drive, Orlando, FL 32806 
Inspector: Joe Lester, Certified Master Home Inspector, FL License FLHI 11705 
Date: 8/25/2025 


 


Scope & Limitations 


This report is based on a visual, non-invasive inspection of accessible areas of the property. The 
observations herein are limited to the Standards of Practice for Florida Licensed Home Inspectors. This 
report does not determine compliance with building codes, FEMA regulations, or municipal ordinances, 
nor does it declare a structure safe, unsafe, or suitable for occupancy. Only the local building official or 
authority having jurisdiction may make such determinations. 


 


Executive Summary 


Multiple areas of concern were observed, including roof framing sag, foundation settlement, water 
intrusion, aged or obsolete electrical/plumbing systems, and drainage issues related to the property’s 
below-grade elevation. These conditions may impact safety, functionality, and long-term performance of 
the home. 


Further evaluation by licensed specialists is strongly recommended before purchase decisions are made. 


 


Observations 


1. Structural / Foundation 


 The roof ridge in the living room exhibits an approximate 5-inch sag. 
 Evidence of water intrusion and prior termite activity was noted in framing members. 
 Settlement and movement were observed in flooring and around the pool deck. 
 Floor joists appear embedded into masonry walls, which may limit reinforcement. 


Recommendation: Further evaluation by a licensed structural engineer to determine extent of repairs 
or reinforcement needed. 
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2. Water Intrusion & Drainage 


 Property sits approximately 4 feet below street level, which allows stormwater to drain toward 
the foundation. 


 Signs of water intrusion were observed in the garage and kitchen. 
 Grading conditions appear to contribute to runoff toward the structure. 


Recommendation: Evaluation by a civil engineer or drainage contractor for grading/drainage 
solutions and flood-mitigation options. 


 


3. Interior & Attic 


 Attic sheathing showed staining consistent with roof leaks. 
 Kitchen and garage showed signs of past water damage. 
 Conditions observed may create a conducive environment for mold. 


Recommendation: Further evaluation by a licensed roofing contractor and, if desired, indoor air 
quality/mold specialist. 


 


4. Electrical System 


 Cloth-covered wiring was observed; insulation appears brittle in areas. 
 Multiple two-prong, ungrounded receptacles present. 
 Combined with evidence of water intrusion, these conditions may increase electrical risk. 


Recommendation: Evaluation and correction by a licensed electrical contractor. 


 


5. Plumbing System 


 Original cast iron drain lines observed. These are beyond their typical service life and show signs 
of corrosion. 


 Ongoing water intrusion may accelerate deterioration. 


Recommendation: Evaluation by a licensed plumbing contractor. 


 


6. HVAC 


 System observed to be approximately 32 years old, well beyond typical service life. 
 No float switch was noted on the condensate line. 


Recommendation: Evaluation by a licensed HVAC contractor and budgeting for replacement. 
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7. Roof Covering 


 Roof covering appears aged, with visible staining and deterioration of sheathing. 


Recommendation: Further evaluation by a licensed roofing contractor; replacement likely necessary. 


 


8. Additions / Documentation 


 No permits or documentation were available to confirm the timing or approval of additions. 


Recommendation: Buyer may wish to verify permit records with the local building department. 


 


Summary of Recommendations 


Due to the conditions noted, further evaluation is recommended by the following professionals: 


 Licensed Structural Engineer 
 Licensed Roofing Contractor 
 Licensed Electrical Contractor 
 Licensed Plumbing Contractor 
 Licensed HVAC Contractor 
 Civil Engineer / Drainage Contractor 
 Optional: Mold or Indoor Air Quality Specialist 
 Local Building Department (permit and compliance verification) 


 


Inspector’s Statement 


This report documents observed conditions and provides professional recommendations for further 
evaluation. It does not declare the property unsafe or prescribe demolition. Final determinations 
regarding safety, habitability, or compliance rest with the appropriate licensed professionals and the 
local authority having jurisdiction. 


Very truly yours, 
 
 
Joe Lester 
Certified Master Inspector 
BAA Inspections LLC 








REPORT # _____________


SECTION 1 - GENERAL INFORMATION


Inspection Company:


 National Pest Control Inc.               P.O. Box 608172, Orlando, FL  32860  
        Inspection Company Name                                                           Company Address                                                                             Mailing Address


Section 482.226 Florida Statutes and Chapter 5E-14.142, F. A. C.
WOOD-DESTROYING ORGANISMS INSPECTION REPORT


Business License Number  JB324926       Phone Number  (407) 349-3101          Date of Inspection


19831


8/20/2025


Inspector's Name and Identification Card Number                Andrew Dobson                     12628            
Print Name ID Card No.


Address of Property Inspected: 321 Copeland Drive, E., Orlando, FL  32806


Structure(s) on Property Inspected: Residence and garage


Inspection and Report requested by: Andre Kressler
Name and Contact Information


Report Sent to Requester and to:


Florida Department of Agriculture
and Consumer Services Division of


Agricultural Environmental
Services


SECTION 2 - INSPECTION FINDINGS - CONSUMERS SHOULD READ THIS SECTION CAREFULLY


Name and Contact Information if different from above.


THIS REPORT IS MADE ON THE BASIS OF WHAT WAS ACCESSIBLE AT THE TIME OF INSPECTION AND DOES NOT CONSTITUTE A GUARANTEE
OF THE ABSENCE OF WOOD-DESTROYING ORGANISMS (WDO) OR DAMAGE OR OTHER EVIDENCE UNLESS THIS REPORT SPECIFICALLY
STATES HEREIN THE EXTENT OF SUCH GUARANTEE.
This report does not cover areas such as, but not limited to, those that are enclosed or inaccessible, areas concealed by wall-coverings, floor coverings, furniture, equipment,
stored articles, insulation or any portion of the structure in which inspection would necessitate removing or defacing any part of the structure
This property was not inspected for any fungi other than wood-decaying fungi, and no opinion on health related effects or indoor air quality is provided or rendered by this
report. Individuals licensed to perform pest control are not required, authorized or licensed to inspect or report of any fungi other than wood-destroying fungi,  nor to report
of comment on health or indoor air quality issues related to fungi. Persons concerned about these issues should consult with a certified industrial hygienist or other person
trained and qualified to render such opinions.


A wood-destroying organisms  (WDO) means an arthropod or plant life which damages, and can reinfest seasoned wood in a structure, namely
termites, powder post beetles, old house borers, wood-decaying fungi.


NOTE: This is NOT a structural damage report. It should be understood that there may be damage, including hidden damage present. FURTHER
INVESTIGATION BY QUALIFIED EXPERTS OF THE BUILDING TRADE SHOULD BE MADE TO DETERMINE THE STRUCTURAL SOUNDNESS OF
THE PROPERTY.
Based on a visible inspection of accessible areas, the following findings were observed:
( See Page 2, Section 3 to determine which areas of the inspected structure(s) may have been inaccessible.)


A.        No visible signs of wdo(s) (live, evidence or damage) observed:


B.         VISIBLE evidence of WDO(s) was observed as follows:


  1. LIVE WDO(s): 
(Common name of organisms and location -  describe evidence - use additional pages if needed)


  2. EVIDENCE of WDO(s)  (Dead wood-destroying insects or insect parts, frass, shelter tubes, exit holes, or other evidence)


gfedc


Drywood Termites- See page 3


  3. DAMAGE caused by WDO(s) observed and noted as follows:


Wood Decaying Fungi & Drywood Termites- See page 3


THIS IS PAGE ONE OF A TWO PAGE REPORT. DACS 13645, REV 05'08 Page 1 of 2


gfedc


gfedcb


gfedcb


gfedcb


(Common name and location of all visible damage - describe damage - use additional pages if needed)







Approx. 15% of attic, floor of attic
Limited access, floor covered by insulation, access blocked by A/C ducts & insulation
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Water heater
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EVIDENCE OF WDO(S):
Drywood Termites:
1) Swarmer wings on floor at front door
2) Swarmer wings on floor and in window sill at front living room window
3) Swarmer wings on floor and countertop at kitchen
4) Pellets on kitchen countertop, several areas
5) Swarmer wings on floor and pellets on floor at rear center of family room
6) Swarmer wings on floor at rear right bedroom closet
7) Swarmer wings on floor and in window sills at right and left bedrooms
8) Swarmer wings on floor of attic in multiple areas, seen from attic
9) Pellets to shelving in laundy room
10) Pellets falling from ceiling at laundry room, several areas


DAMAGE CAUSED BY WDO(S):
Drywood Termites:
1) Damage to paneling at left family room wall, several areas
2) Damage to multiple areas of ceiling joists and framing; marked and unmarked areas
3) Damage to sub floor and floor joist at kitchen, seen from understructure
4) Damage to shelving in laundry room
Wood Decaying Fungi:
1) Shelf at right garage wall
2) Shelf at front left corner of laundry room
3) Door jamb at rear laundry room exit door
4) End of two rafters at front garage eave, seen from attic
5) End of rafter at rear right corner of garage, seen from attic
6) Rafter tail at right rear bathroom, seen from attic
7) Several rafter tails at right eave of residence, seen from attic
8) Rafter at right center of front bedroom, seen from attic
9) Framing at front right roof wall/part gable, seen from attic
10) Roof deck at right chimney, seen from attic
11) Base of post at left front porch
12) Fascia at front left corner of kitchen
13) Exterior wood siding at front right part gable/roof wall
14) Fascia at right bedroom inside corner
15) Fascia at rear right corner of residence
16) Fascia at rear eave left of screen enclosure
17) Fascia at rear eave, near power meter
18) Sub floor and floor joist at front right bathroom, seen from understructure
19) Sub floor and floor joist at front right A/C closet, seen from understructure
20) Sub floor and floor joist at right rear bathroom, seen from understructure
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4767 New Broad Street  


Orlando, FL 32814 
 


 


August 26, 2025 


 


Re:  Property Flood Risk & Elevation Concerns 


Property: 321 E. Copeland Dr., Orlando, FL 32806 


To Whom It May Concern: 


I have reviewed the above-referenced property in the context of FEMA floodplain standards, 
risk-mapping guidance, and community resiliency requirements. Based on my professional 
expertise, I offer the following: 


1. Property Elevation and Flooding Pattern 


• The home sits approximately 3–4 feet below street grade on a slope draining directly 
into Lake Copeland. 


• During heavy rainfall, stormwater flows downhill from the street against the house 
before routing around it into the lake. 


• This condition places the home at the direct impact point of stormwater flows rather 
than functioning as a passive drainage basin, making flooding highly probable. 


2. FEMA Freeboard and Flood Risk Standards 


• FEMA guidance requires a minimum of three feet of freeboard above the base 
flood elevation (BFE) in riverine areas, with no less than two feet accepted under 
any circumstance. 


• The subject property currently has negative freeboard, sitting well below grade and 
below adjacent road elevations. This fails even the lowest allowable FEMA safety 
margin. 


• Zone X is no longer considered “low risk” or “preferred.” FEMA explicitly recognizes 
that Zone X areas remain flood-prone and encourages communities to enforce 
elevation standards. 


3. Residual Risk and Community Standards 
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• FEMA stresses that residual risk remains even where drainage systems exist — 
levees, barriers, or grading can be overtopped or fail. 


• Being below street level intensifies residual risk since stormwater naturally 
channels into the property’s footprint. 


• FEMA policy expressly encourages local governments to adopt elevation 
standards for Zone X properties in order to reduce both life safety threats and 
property losses. 


4. Insurance and Financial Implications 


• Flood insurance premiums are already rising nationwide due to FEMA’s Risk Rating 
2.0 program, and Zone X no longer carries a preferred rating. 


• A below-grade home is financially penalized — premiums increase while resale 
value diminishes. 


• Elevating the structure to compliant with freeboard standards would reduce 
premiums, improve marketability, and protect long-term financial stability for both 
the homeowner and the neighborhood. 


5. Safety and Community Resilience 


• Flooding at this property has already been reported by neighbors, proving this is not 
hypothetical. 


• Elevation safeguards residents, preserves the property, and strengthens the 
neighborhood’s resilience to storm events. 


• Leaving the house at its current below-grade elevation forces stormwater into the 
structure’s path, creating an ongoing and foreseeable hazard. 


6. Professional Opinion & Closing 


The only responsible long-term solution is to elevate the home to street level. This action: 


• Brings the property into alignment with FEMA’s 44 CFR §65.10 freeboard 
requirements. 


• Addresses the documented flooding history at Lake Copeland. 
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• Protects public safety, neighborhood resilience, and financial stability for decades 
to come. 


For these reasons, it is my professional opinion that elevation is necessary to reduce risk, 
satisfy FEMA’s minimum flood safety standards, and ensure compliance with modern 
community resilience practices. 


Sincerely, 


 


Damon Rigetta 


Agency Principal 
Phone: (407) 674-2083 


Email: Damon@isp4me.com      


License No: A299588 


 


Appendix – FEMA Authorities and Guidance 


1. 44 CFR §65.10(b)(1)(i) – Freeboard Requirements (Riverine) 


“Riverine levees must provide a minimum freeboard of three feet above the water-surface level of the 
base flood. … Under no circumstances will freeboard of less than two feet be accepted.” 


2. FEMA Levee Guidance (2018) – Residual Risk 


FEMA defines residual risk as the probability and consequences of flooding that remain even after 
protective measures (levees, grading, or barriers) are in place. FEMA emphasizes that accredited or 
mapped systems can still fail or be overtopped, and communities should adopt higher elevation 
standards accordingly. 


3. FEMA Risk MAP Program – Zone X Flood Risk 


FEMA guidance clarifies that Zone X is no longer “preferred” or low risk. Flooding is still possible in 
Zone X, and communities are encouraged to adopt local standards to require protective elevation in 
order to mitigate life safety and economic losses. 


 


 


 


 


 Verified by signNow


21e0ab44d4804238909c
08/26/2025 16:55:50 UTC





				2025-08-26T16:55:59+0000

		SignNow

		Digitially Signed Read Only PDF Created by SignNow for Document ID : 1b21139bf03e42498aab1aa9b0ede8ad7c5a9794












 


 
 


277 Douglas Avenue, Suite 1008 


Altamonte Springs, FL 32714 


(407) 661-1245 


Registry No. 8301 
 
 


November 24, 2025 


Mr. Andre Kressler 


321 East Copeland Drive 


Orlando, FL 32806 


Re: Rimkus Matter No:  


Subject: 


100321114 


321 East Copeland Drive, Orlando 


Dear Mr. Kressler: 


We understand that you recently purchased the property at 321 East Copeland Drive in 


Orlando, Florida, to be used as a primary residence, and had expressed concern as to 


the condition of the residence and property, in particular regarding the grading of the 


property beneath the adjacent street elevation, and concern that rainfall runoff had 


reportedly previously, and could again, enter and result in damage to the structure, as 


well as the potential for this runoff water to result in a hazard to the health of the 


occupants.  We also understand that this report will be used in conjunction with other 


experts’ reports to be filed with the City of Orlando Historic Preservation Board and/or 


Building Department. 


Rimkus was retained to visit the property, review pertinent documents, and evaluate the 


property regarding the drainage, runoff potential, and the prior impacts to the structure 


from the reported moisture intrusion. 


In the course of our work, we reviewed the materials described in the Basis of Report. 


Conclusions 


1. There was evidence of rainfall runoff bypassing the sidewalk elevation, causing 


erosion and displacement of surficial soils in the front yard, accumulation of soils 


adjacent to the foundation, and water within the crawlspace, as well as entering the 


residence due to the depressed surface elevation relative to the surrounding grades.   


2. There was surface water that had entered the crawlspace and within the garage and 


kitchen of the residence, which had resulted in damage to the finishes of the 
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residence, and created the potential for fungal growth that would be anticipated to 


affect the health of occupants over an extended exposure.   


3. The soils that eroded downslope toward the front and sides of the residence had 


blocked the majority of the crawlspace vent openings, which over the long term would 


result in elevated crawlspace humidity, further exacerbating the potential for damage 


to the interior finishes and ultimately fungal growth and the associated effects. 


4. The prior attempted runoff management measures (i.e., single driveway drain) were 


not effective, were insufficiently sized, were not operational as they had clogged with 


eroded soils, and had not prevented moisture entry, as evidenced by the distress 


observed to the interior finishes. 


5. Further mitigation efforts would be prohibitive, in order to elevate the existing 


residence and re-grade the existing property to create appropriate management and 


controls of the rainfall runoff at the property. 


Discussion/Analysis 


Structural Description 


The Kressler residence was a one-story, single-family structure consisting of a concrete 


stemwall foundation, wood-framed floor system, concrete masonry exterior walls, and a 


wood-framed gable-style roof overlain with asphalt composition shingles.  The exterior 


was coated with a painted cementitious stucco veneer.  According to the Orange County 


Property Appraiser’s records, the residence was constructed in 1944 and was 


approximately 2,892 gross square feet.  The residence faced approximately southeast; 


however, for the purposes of this report, the front of the building was referenced to face 


east (Photographs 1 and 2). 


General History 


In our discussions with the homeowner, Mr. Kressler, during our site visit, we understood 


the following: 


• He had recently purchased the residence.  He was concerned regarding the 


residence and the majority of the property being beneath the elevation of the 


adjacent roadway.  He had observed moisture stains on the lower elevations of the 


interior finishes within the residence and had been advised by the former owner 


and/or other neighbors that water had previously entered the residence during 


rainfall events. 


• He had contacted other consultants to evaluate the superstructure for other types 


of distress.  He provided copies of these documents for our review, and these 
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pertained to evaluations of the structural integrity of the building components, 


moisture distress, and the potential for water intrusion to affect the occupants 


health. 


Observations and Evaluation 


During our November 6, 2025, site visit, we observed that the main residence sits at a 


lower elevation than the nearby roadway, and the property generally slopes from the 


eastern boundary toward the lake at the rear (west) of the property.  We utilized a 


SmartLevel to determine that the residence has a finished floor elevation (FFE) that was 


approximately 17 inches below the sidewalk elevation, and the garage was approximately 


25 inches below the sidewalk.  The surrounding grade at the exterior of the residence at 


the landscaping and/or driveway, varied between 21 and 29 inches below the sidewalk 


(Photographs 1 and 3).  The roadway was up to 8 inches below the crest of the sidewalk.  


We observed and measured that the property to immediately south of the Kressler 


property had a ground surface elevation that was approximately at the sidewalk elevation 


(Photograph 4).  Review of the provided topographic survey, prepared by Ireland & 


Associates Surveying, Inc., depicted similar elevation variations and shows the same 


negative drainage slope towards the residence. 


There were areas of replaced sidewalk at the crest of the driveway and front walkway 


entrance to the residence, which were not in the vicinity of the tree roots, with erosion 


gullies on either side of the walkway that were currently vegetated.  The replaced sidewalk 


was depressed (i.e., vertically displaced) around these areas, and the upper step of the 


walkway was cracked and depressed; these conditions were consistent with settlement 


of the slabs (Photographs 5 and 6). 


There was a strip drain at the base of the driveway slope, adjacent to the garage door.  


At the south end of the strip drain the corrugated drain pipe to the presumed soakaway 


was buried with eroded soils.  The adjacent south side yard was built up relative to the 


driveway, which would not permit drainage around the side of the building (Photographs 


7 and 8).  At the north end of the front elevation, the north side yard was not similarly 


impounded. 


At the perimeter of the residence, there were soil deposits that had migrated downslope 


due to soil erosion from the upslope sidewalk elevation.  The deposited soils had blocked 


the crawlspace openings along the majority of the east elevation and portions of the north 


elevation, reducing the efficacy of the openings to ventilate the crawlspace.  It was notable 


that wells had been formed around the openings, a common mitigation effort to try to 


prevent water from entering the crawlspace openings due to inadequate drainage 


(Photograph 9).  Within the crawlspace, moisture stains were noted to a height several 


inches above the exposed soil grade (Photograph 10).  Suspected fungal growth was 
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observed on the underside of the floor decking throughout the accessible portions of the 


crawlspace (Photograph 11). 


Within the residence, we noted water marks on the walls up to approximately 6 inches 


above the garage floor slab elevation (Photograph 12), and there was damage to the 


kitchen cabinetry adjacent to the entry door for the kitchen that was immediately north of 


the garage area (Photograph 13). 


A building envelope is defined as the separation between the interior and the exterior 


environments of the building and consists of the outer shell to protect the indoor 


environment and to facilitate its climate control.  Building envelope systems fail from 


natural aging and deterioration, abnormal external forces that the systems were not 


designed to withstand, or premature failure due to inadequate design, construction 


defects, or improper maintenance.  Although not applicable at the time of construction, 


the current building codes require that the ground surface grading at the perimeter of a 


residence slope downward, away from the structure, to prevent the kind of moisture 


ingress that was observed at the Kressler residence. 


Review of the United State Geological Survey soil mapping of the area revealed the 


Millhopper-Urban Land and Florahome-Urban Land sandy soils have moderate drainage 


and a low risk of runoff potential; however, given the landform slope and the observed 


existing erosion, as well as the depression of the sidewalks where they were replaced, 


consistent with former erosion, these fine sandy soils would readily migrate downslope 


towards the residence resulting in the observed deposits and erosion gullies. 


In review of the drainage at the street elevation, there were a cluster of stormwater inlets 


at the intersection of East Copeland Drive with Fernwood Street, which was at a slightly 


lower elevation than the eastern portion of Copeland, but none were observed capturing 


surface flow nearby on Delaney Avenue (Photograph 2), as such, surface water flowing 


from Delaney, down Copeland, not only had the potential, but there was visible evidence 


of prior overtopping of the sidewalk and impact on the subject property. 


Based on our observations and review of materials, we concluded that: 


• There was evidence of rainfall runoff bypassing the sidewalk elevation, causing 


erosion and displacement of surficial soils in the front yard, accumulation of soils 


adjacent to the foundation, and water within the crawlspace, as well as entering 


the residence due to the depressed surface elevation relative to the surrounding 


grades.   


• There was surface water that had entered the crawlspace and within the garage 


and kitchen of the residence, which had resulted in damage to the finishes of the 


residence, and created the potential for fungal growth that would be anticipated to 


affect the health of occupants over an extended exposure.   
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• The soils that eroded downslope toward the front and sides of the residence had 


blocked the majority of the crawlspace vent openings, which over the long term 


would result in elevated crawlspace humidity, further exacerbating the potential for 


damage to the interior finishes and ultimately fungal growth and the associated 


effects. 


• The prior attempted runoff management measures (i.e., single driveway drain) 


were not effective, were insufficiently sized, were not operational as they had 


clogged with eroded soils, and had not prevented moisture entry, as evidenced by 


the distress observed to the interior finishes. 


To mitigate the effect of the surface runoff, to maintain the residence, adding surface 


drainage (i.e., more French drains) might appear to be a solution, but the fine sandy soils 


eroding downslope would be expected to infill such drains and this would become a long-


term maintenance task and not address the source of the surface water, this would be a 


temporary solution, at best.  Amending the grading to prevent such surface water 


encroachment would be the most effective means to address this situation; however, for 


the existing structure, that would require elevating the structure, which would be 


prohibitively expensive.  As such, the demolition of the structure, re-grading of the 


property to achieve an elevation similar to the neighboring property would allow the 


incorporation of swales to control the surface water flow. 


We concluded that further mitigation efforts would be prohibitively expensive, in order to 


elevate the residence and re-grade the existing property to create appropriate 


management and controls of the rainfall runoff at the property. 


Photographs taken during our inspection, including photographs that were not included 


in this report, were retained in our files and are available to you upon request. 


This report was prepared for the exclusive use of Mr. Kressler and is not intended for any 


other purpose.  Our report is based on the information available to us at this time.  The 


opinions and conclusions herein are based on sufficient facts or data; they are the product 


of our analysis utilizing reliable, generally accepted principles and methods in our 


applicable professional field; and they reflect a reliable application of these principles and 


methods to the facts of this matter.  Should additional information become available, we 


reserve the right to determine the impact, if any, the new information may have on our 


opinions and conclusions and to revise our opinions and conclusions if necessary and 


warranted. This report was reviewed by John D. Wallace, P.E., District Manager. 
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Thank you for allowing us to provide this service.  If you have any questions or need 


additional assistance, please call. 


Sincerely, 


Rimkus 


Simon J. Brooks, MSc., P.E. 


Florida Licensed Engineer No. 63843  


Practice Leader 


Attachments: Photographs, Curriculum Vitae 


This item has been digitally signed and sealed by Simon J. Brooks, MSc., P.E., on the date adjacent to the 
seal. Printed copies of this document are not considered signed and sealed and the signature must be 
verified on any electronic copies. 
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Basis of Report 
 


1. An on-site inspection of the Kressler residence was performed by Simon J. Brooks, 


MSc., P.E., on November 6, 2025. 


2. Measurements and photographs were taken by Simon J. Brooks, MSc., P.E., on 


November 6, 2025. 


3. A relative elevation survey was performed with a SmartLevel on November 6, 2025. 


4. Interviewed the homeowner, Mr. Andre Kressler, on-site on November 6, 2025. 


5. Moisture measurements were taken on November 6, 2025, using an Extech MO55 


Moisture Meter. 


6. Reviewed Orange County Property Appraiser’s records retrieved on November 20, 


2025, from http://www.ocpafl.org/. 


7. Reviewed aerial photographs obtained from Google Maps. 


8. Reviewed documents provided by Mr. Andre Kressler: 


a. Survey prepared by Boundary and Mapping Associates, Inc. 


b. Topographic survey prepared by Ireland & Associates Surveying, Inc. 


c. Letter “Structural Compliance” prepared by Sun State Plans, LLC, dated 


September 18, 2025. 


d. Letter prepared by Tom Price Architects, P.A., dated September 15, 2025. 


e. Letter “Structural assessment/Single Family House” prepared by Bown 


Engineering Corporation dated September 29, 2025. 


9. Reviewed excerpts from the following technical documents: 


a. ‘Soils and Foundations Handbook, Florida Department of Transportation, 2011. 


b. ‘Forensic Geotechnical and Foundation Engineering’, Day R.W. 1999. 


c. ‘Settlement of Buildings and Associated Damage,’ J.B. Burland and C.P. Wroth 


Building Research Establishment Current Paper, 1975, Building Research 


Establishment, Watford. 


d. ‘Bearing Capacity of Soils’, ASCE Technical Engineering and Design Guides, 


American Society of Civil Engineers 1993. 



http://www.ocpafl.org/





 


November 24, 2025 | Rimkus Matter No. 100321114  


e. ‘Practical Foundation Engineering Handbook’, second edition, McGraw Hill, 2001. 


f. ‘Soil Mechanics Design Manual 7.1’, Department of the Navy, Naval Facilities 


Engineering Command, 1982. 


g. ‘Settlements of Shallow Foundations on Granular Soil – An Overview’, 


International Journal of Geotechnical Engineering, Braja M. Das, Nagaratnam 


Sivakugan, 2007. 


h. Soil Survey of Orange County, Florida, 1989, prepared by the United States 


Department of Agriculture, Soil Conservation Service.  


i. Soil survey from United States Department of Agriculture, Natural Resources 


Conservation Service website (http://websoilsurvey.nrcs.usda.gov/app/).  


j. United States Geological Survey topographic map of the Orlando East Quadrangle 


obtained from the United States Geological Survey Store. 


k. Interpreting Continuous v. Repeated Water Damage, Moon, Forensic Engineering 


(American Society of Civil Engineers) 2012. 


l. Investigating and Diagnosing Moisture Problems, ASHRAE Journal, Lstiburek, 


2002. 


m. Decay of Wood and Wood-Based Products Above Ground in Buildings, Journal of 


Testing and Evaluation, JTEVA, Carll and Highley, 1999. 


n. Limiting Conditions for Decay in Wood Systems, The International Research 


Group on Wood Preservation, Morris and Winandy, 2002. 


o. Understanding Biodeterioration of Wood in Structures, Forintek Canada Corp, 


Morris. 


p. Moisture-Related Properties of Wood and the Effects of Moisture on Wood and 


Wood Products, MNL18-EB, Carll and Wiedenhoeft, 2009. 


  



http://websoilsurvey.nrcs.usda.gov/app/





 


November 24, 2025 | Rimkus Matter No. 100321114  


Photographs 
 







 


November 24, 2025 | Rimkus Matter No. 100321114  


Photograph 1 
View of the front (east) elevation of the Kressler residence.  Note the area of depressed, 
replacement sidewalk (circled) at the front walkway. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photograph 2 (Courtesy of Google Maps) 
Aerial image depicting the Kressler residence (marker) relative to the surrounding streets.  
The collection of stormwater inlets was located at the intersection of Copeland and 
Fernwood (circled). 
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Photograph 3 
View across the negatively sloped front yard.  Note the depression of the sidewalk by the 
front walkway (arrow) and the reduction in elevation from the sidewalk to the front of the 
residence. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photograph 4 
The southern neighbor’s yard was approximately level with the sidewalk elevation. 
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Photograph 5 
Further view of the depressed, replaced sidewalk adjacent to the erosion gullies (circled) 
at the front walkway. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photograph 6 
Closer view of erosion alongside the front walkway (circled).  Note the cracked and 
vertically displaced first step (arrow). 
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Photograph 7 
There was a strip drain adjacent to the garage door, at the base of the negatively sloped 
driveway.  The adjacent landscaping/sodded side yard was elevated and did not allow 
water to flow around the building. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photograph 8 
The corrugated drain within the strip drain was buried in soil and leaf deposits that eroded 
from the front yard. 
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Photograph 9 
The crawlspace vents were surrounded by walls, creating a well, a common means to try 
to prevent water from entering the crawlspace due to inadequate drainage.  The 
impoundments were filled with soil deposits. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photograph 10 
There were water stains on the faces of the masonry throughout the crawlspace, 
indicative of former water accumulation. 
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Photograph 11 
There was suspected fungal growth on the underside of the wood floor due to inadequate 
ventilation (i.e., buried and blocked vents) and prior water impounded within the 
crawlspace. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photograph 12 
Water marks were noted within the garage and utility areas from prior water intrusion. 
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Photograph 13 
Water marks and deterioration were noted in the kitchen cabinetry near the exterior entry 
door from prior flooding events. 
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Simon J. Brooks, P.E. 
Property Practice Leader 


277 Douglas Avenue, Suite 1008 
Altamonte Springs, FL 32714


Background  
Mr. Simon Brooks holds a BEng. in Civil Engineering and an MSc. in Soil Mechanics and Environmental 


Geotechnics.  Mr. Brooks is also a registered Professional Engineer in Florida and Texas and a licensed Mold 


Assessor in Florida.  He has over 25 years of experience in the civil, structural, and geotechnical engineering, 


construction material testing, and forensic evaluation fields. 


His experience includes design, engineering assessment, project and construction management, cost 


estimating, and implementing quality and control procedures. Mr. Brooks has prepared and reviewed 


calculations, construction plans, technical specifications, and bid documents for civil, structural, and geotechnical 


analyses and design.  Mr. Brooks is a certified XL Tribometrist and performs slip resistance index testing and 


Building Code compliance assessments in relation to personal injury claims.  He has provided expert witness 


trial and deposition testimony to attorneys and juries, desktop reviews, and engineering consultations to 


attorneys, contractors, insurance adjusters, condominium and homeowners associations, property management 


companies, and property owners for civil, structural, and geotechnical issues.  


As a forensic engineer, Mr. Brooks has investigated and evaluated residential, commercial, industrial, religious, 


marine, and municipal properties to determine the cause, origin, timing, and effect of civil, structural, and 


geotechnical concerns, including structural analysis, structural and material failures, construction activities, 


vibration damage, and foundation settlement.  Specifically, damage to roofs, exterior and interior finishes, 


windows and doors, framing, flooring (tile, wood, commercial flooring, etc.), concrete slabs, pools, screened 


enclosures, and mold growth, resulting from water intrusion, storm damage, construction and installations 


defects, deficient maintenance, incidental or intentional contact, and subsurface/foundation (geotechnical) 


related to sinkholes, settlement/subsidence, slope stability, earth retaining structures, bulkhead seawalls, 


excavations, grading, and erosion.  Analyses include materials testing and subsequently determining appropriate 


repairs/remediation, including shoring, compaction grouting, polyurethane injection, and underpinning/helical 


design and installation.  


In addition, Mr. Brooks has industry and field experience in project management, subsurface investigations, deep 


foundation analyses, settlement, seepage, surface and subsurface drainage, dewatering, slope stability 


analyses, industrial waste and wastewater disposal, dredging operations, embankment dams and levees,  
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concrete, sheet-pile and modular retaining wall and bulkhead seawalls, retention ponds, roadway evaluations 


and design, soft soil improvement and site preloading with wick drains, and sinkhole remediation primarily at port 


and mining facilities. 


Professional Engagements  


• Geotechnical/Environmental 


· PCS Phosphate Company, Inc. – White Springs, FL (2008), Resident Engineer providing on-site oversight, 


exploration, and remediation of 150-foot-wide, 300-foot-deep sinkhole beneath a phosphogypsum waste 


disposal facility. 


· Port of Tampa – Tampa, FL (2005-2009), Evaluation, design, and geotechnical recommendations for 


seawalls and docking facilities. 


· Cemex – Brooksville, FL (2004-2009), Evaluation and design of facilities related to mine waste and water 


management for hard and soft rock mining operations. 


· DuPont de Nemours – Starke, FL (2004-2008), Feasibility and design of water management facilities during 


dredge mining operations. 


· The Mosaic Company – Florida (2001-2009), Feasibility, design, and performance monitoring of waste 


disposal impoundment dam facilities related to mining waste storage. 


· Port Canaveral Port Authority – Cocoa, FL (2001-2009), Evaluation, design, and geotechnical 


recommendations for various waterfront facilities, including land reclamation, dredging, seawalls, dolphins, 


roadways, large roadway signage, water management, and materials handling and storage. Evaluation and 


recommendations for foundation design for various waterfront facilities, including cruise terminals, offices, 


hotels, warehouses, parking structures, and an oil tank farm. 


Forensic Engagements  


• Property Damage (2009 to Present) 


· Shingle, TPO, PVC, and EPDM membranes, built-up, metal, gravel ballast, tile (slate, concrete, and clay) 


and foam roof damage, installation deficiencies, vandalism/intentional damage, solar panel installation, 


pressure washing damage, and repairability evaluations for residential and low- to mid-rise commercial, 


municipal, religious, and multi-family structures, including historic and coastal structures. 


· Structural evaluations of damage associated with improper renovations, fire, lightning strikes, and vehicle 


and tree fall impacts.  Associated subrogation related to improper renovations/repairs. 


· Hardwood, laminate, engineered wood, linoleum, parquet, tile, and commercial flooring (CVT and carpet tile) 


evaluations related to moisture, installation, and accidental damage. 


· Moisture intrusion evaluations due to plumbing, roof, flashing, stucco, window, door, wall, shower pan leaks, 


storm surge, slab/groundwater sources and grading, and moisture source identification associated with 


apparent fungal growth. 


· Wood siding, composite board, masonry brick, and EIFS exterior wall cladding system and stucco distress 


evaluations. 


· Interior plaster, gypsum board, cabinetry, glazing, door, and trim distress evaluations. 


· Screened enclosure framing evaluations. 


· Construction vibration evaluations. 


· Concrete slab cracks, uplift, settlement, spalled surface, and deterioration evaluations. 


· Matterport Camera documentation for estimating purposes. 
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• Premises Liability 


· Various locations in Florida (2022-Present), XL Tribometer slip index testing, curb, stair, threshold, and 


walking surface evaluations for restaurant, retail store locations, and cruise ships with interior/exterior floor 


finishes, walking pavement, and parking areas. 


• Settlement/Geotechnical Property Damage 


· The Villages, FL (2022), Evaluation of impact of sinkhole formation on a golf course property to adjacent 


residential structures. 


· Melbourne, FL (2022), Evaluation of residential structure distress associated with excavation of clarifying 


pond for canal dredging and subsequent City of Melbourne park construction. 


· Casselberry, FL (2022), Evaluation of historic (1800s) residential structure from construction vibration and 


dewatering for stormwater system installation. 


· Jacksonville, FL (2020), Evaluation of site preparation, bulkhead seawall installation, and shallow foundation 


design related to settlement of a mid-rise, multi-family residential structure constructed at a former dockyard 


property. 


· Daytona Beach, FL (2019-2020), Paving movement evaluation at a warehouse distribution facility. 


· Jacksonville, FL (2018), Golf course cart path wood bridges settlement evaluation. 


· Various locations in Florida (2016-Present), Storm surge and wave action impacts from hurricanes to 


bulkhead seawalls, swimming pools, retained land areas, and foundations of structures. 


· Orlando, FL (2014), Parking lot evaluation at college campus around stormwater pipe installations. 


· Deland, FL (2014), Evaluation of surface runoff and stormwater conveyance at a residential mobile home 


park on neighboring downslope storage facility. 


· Jacksonville, FL (2013-2014), Deep excavation impact during construction adjacent to a multi-story 


commercial/residential structure supported on stone column improved ground.  


· Deland, FL (2013), Sinkhole evaluation at a historic commercial structure and evaluation of nearby gasoline 


service station environmental impact. 


· Orlando, FL (2013), Sinkhole evaluation of a commercial structure and parking area constructed atop partial 


remnants of historic building foundations. 


· Jacksonville, FL (2012-2017), Stormwater runoff and conveyance, flooding, dewatering, excavation, and pipe 


breaches resulting in damage of properties for City of Jacksonville. 


· Various locations in Florida (2010-Present), Swimming pool pop-ups and evaluation of impact of excavation 


of new pool installations to residential structures. 


· Various locations in Florida (2009-Present), Evaluated property damage claims and developed repair 


recommendations for residential and commercial structures/property related to karst sinkhole activity and 


subsurface soil migration, including design and oversight of subsurface grouting programs for sinkhole repair, 


performance and interpretation of geophysical surveys, and oversight of boring drilling and sampling. 


· Various locations in Florida (2009-Present), Various settlement and/or ground surface depression-related 


issues including paving pothole development, buried debris and foundations, pipe breaches, broken water 


mains, cisterns, septic/sanitary systems, utility excavations, differences in adjacent foundation elements, 


boat dock, retaining wall, bulkhead seawall, retention pond failures, and groundwater well collapses. 
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Professional Experience  


• Rimkus 2009 – Present 


· Property Practice Leader 


Responsible for investigating and evaluating commercial and residential structures and properties to 


determine the cause of apparent civil, geotechnical, and structural concerns.  Evaluate damage in roofs and 


structures related to storms, water penetration, vibration, settlement, foundation failures, structural 


deficiencies, and mold growth, including, but not limited to, damage related to errors and omissions during 


design and/or construction and failures due to material, method, maintenance, corrosion, decay, wind, rain, 


hail, moisture, abuse, vandalism, impacts, misuse, shrinkage, swelling, rainfall runoff, retaining wall failure, 


soil-related movement, underground utility and infrastructure installations, and excavation.  Investigate and 


verify construction compliance with applicable building codes, ordinances, regulatory compliance, and 


contract specifications. Performs soil and construction material testing, structural analyses, subsurface 


investigations, and provides restorative repair and remedial recommendations. Performs slip resistance 


index testing and Building Code compliance assessments in relation to personal injury claims. 


• Ardaman & Associates, Inc. 2001 – 2009 


· Project Engineer 


Provided geotechnical and environmental services related to disposal of by-products created from strip and 


dredge mining for various minerals and the subsequent chemical processing at industrial facilities. Analyzed 


and designed embankment dams and also conducted slope stability, seepage, and drainage analyses, and 


designed erosion control for spillways and retaining walls. Resident engineer in charge of coordinating the 


subsurface exploration and remediation of a 300-foot-deep sinkhole in the side of a phosphogypsum stack. 


Coordinated, analyzed, and managed various civil engineering projects at major Central Florida tourist, 


military, and commercial ports, including maintenance dredging of an entrance channel; bulkhead seawall 


replacements; preliminary work on a 30-acre oil tank farm founded on soft fill clays, roads, and parking areas; 


shallow and deep foundations for single- and multi-story office, warehouse, and parking buildings; silos and 


conveyors; retention ponds; erosion protection; roadway signage; and waterfront redevelopment. 


• Holden Brown Associates, Ltd. 1998 – 2001 


· Junior Engineer 


Assisted the principal and various consultants on projects, including home structural inspections; design of 


roads and parking areas; drainage; public waterworks; retaining walls; foundation underpinning; subsidence; 


structural analyses and design for home additions, commercial buildings, and warehouses; inner-city 


redevelopment; and remediating contaminated soils for residential, municipal, and commercial facilities. 


Education and Certifications  


• Soil Mechanics and Environmental Geotechnics, MSc.: Imperial College, London, U.K. (2001) 


• Civil Engineering, BEng.: University of Southampton, U.K. (1999) 


• Licensed Professional Engineer: Florida and Texas 


• Licensed Mold Assessor: Florida 


• Certified XL Tribometrist 


• TRI Florida High Wind Manual Certification 
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