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INTRODUCTION 
 

On August 29, 2013, Mr. Victor Rodriguez, on behalf of Mr. Manfred Knoll 

president of MFK Group, retained Raul Vivas, P.E. to inspect and evaluate the 

Pennsylvania property located at 1220 Pennsylvania Avenue in Miami Beach, 

Florida.  The purpose of our inspection and evaluation was to determine the 

existing condition of the structure and serviceability for human occupancy. Our 

professional opinions are based upon observations and knowledge of structural 

behavior of a masonry bearing wall construction. 

  

BASIS OF REPORT 

 

This report and our opinions discussed herein are based on the following 

information: 

 

 Interview with Mr. Victor Rodriguez who provided us basic information of 

the history of the building herein addressed.   

 

 Inspection and photo documentation of interior, exterior conditions, 

specifically in the areas where we considered are a concern of stability of 

the structure. 

 

PROPERTY DESCRIPTION 
     

The Pennsylvania building is a two-story structure constructed in 1923 (90 

years old) with concrete masonry exterior walls, conventional 2x wood roof 

rafter framing, conventional 2x floor joist framing, supported on a shallow 

foundation system.  The roof system is gable type in the main structure layout 

and a section of flat roof at the west and south side of the structure. The roof 

sheathing is tongue and groove 1x covered with asphalt shingles or asphalt 

rolls. 
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OBSERVATIONS 

 

Following are some of the pertinent observations made during our inspection of 

the property: 

 

 The perimeter masonry bearing wall present several areas of patching or 

repairs. Is visible masonry cracks, opening masonry in-fills 
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 Floor joists and floor sheathing are deteriorated by termites and 

humidity. The floor framing is placed raised over a crawl space which 

does not have proper ventilation. 
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 Some openings in the masonry wall show unstable condition caused by 

lack of reinforcement. No proper or adequate retrofit procedure were 

provided at the time the openings were created. Interior CMU walls depict 

an original structural layout which in some degree were altered on its 

role as part of the building envelope. Besides, the portion of the building 

structure located at the east and south of the structure that we 

considered was an addition at certain time of the life of the structure, 

uses the area under the stairs that access to the second floor.  To extend 

the area of the addition a portion of the perimeter bearing wall was 

demolished and reached the exterior face of the stair wall. That opening 

shows no reinforcement or retrofit to count for gravity loads from second 

and roof levels. 

 

  

 

 
 

 A substantial number of floor joists in the second floor present sign of 

deterioration caused by termites and humidity. Also the floor sheathing 

is severely damaged or deteriorated by the same source of joist damage. 
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 The roof rafters are in fair condition for the most part. However, the 

roof sheathing evidence progressive deterioration. 

 

  

 

 The masonry walls throughout the structure layout do not have concrete 

tie beams. The floor joists have been placed in pockets created into the 

masonry built-up. The roof rafters have been placed on top of the 

masonry wall final grout. 
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 Second floor walls at the west and north side walls are considered high 

walls. We assumed those walls are unreinforced. Cracks are evident in 

the exterior side of the wall. 
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CONCLUSIONS AND REPAIR RECOMMENDATIONS 
 
Based on our observations and evaluation of conditions observed at the 1020 

Pennsylvania property, following is a summary of our findings and opinions as 

to the scope of repairs necessary to return to a serviceable condition: 

 

Per 2010 Florida Building Code for repairs in existing buildings, Section 506.2.2: 

The building has been evaluated by Raul Vivas, registered professional engineer 

in the State of Florida. The evaluation established that the repairs would comply 

with the provisions of the Florida Building Code for existing structure where 

repairs will take in place. The extent of the repairs will determine the 

compliance of the code provisions.  

 

At the time of the inspection the CMU block walls were safely standing in place. 

We did not note settlement of the structure based upon cursory observation of 

the soil/structure interface and corners of the structure. However, existing 

condition of floor framing in the first and second floor is clear indication that 

the structure is not in serviceable condition for human occupancy. The floor 

framings shall be replaced and repaired where acceptable. New floor sheathing 

shall be installed. The floor framing shall be connected to the masonry bearing 

wall. The existing bearing walls do not have concrete tie beam; appropriate 

shoring shall be designed and provided to allow implementation and 

construction of new concrete tie beam. The concrete tie beam shall be placed 
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in the second floor line of the floor diaphragm and on top of the masonry wall 

that will accept the roof diaphragm. 

 

The building openings will require new impact windows. The existing openings 

do not present adequate construction condition to accept new window frames 

and transmit forces to the building diaphragms. The existing masonry openings 

shall be reinforced and retrofitted accordingly. The new reinforcement of the 

opening jambs shall frame to a new concrete tie beam. 

 

In many areas of the perimeter masonry walls we consider that the piers 

between openings are unreinforced. Those piers shall be fastened to a substrate 

structure to accept out of plane forces induced by wind pressures. 

Consequently, the masonry piers shall be considered as cladding elements that 

would require special analysis and condition for proper structural attachment. 

 

Summarizing the following are the items that will be either replaced or repaired 

as necessary: 

 

 Roof sheathing and roofing; these items shall be replaced according to 

FBC 2010, section 606.3.2 

 Second floor framing replacement or retrofitted accordingly and floor 

sheathing replacement, first floor framing and sheathing shall be 

replaced; these item shall be constructed or implemented in compliance 

with existing  structures FBC 2010, section 707.4 

 Wall openings shall be addressed and filled with impact resisting 

windows. In addition, the openings shall be reinforced and retrofitted 

structurally to transfer wind pressure loads to floor and roof diaphragms. 

These items shall be implemented in compliance with existing structures 

FBC 2010, section 606.4 

 Concrete tie beams at floor and roof diaphragm line. Rational analysis 

shall be performed by a registered professional engineer 
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 The second floor west wall is considered high wall. It requires to be 

reinforced and retrofitted performing a rational analysis and design to 

resist forces induced by wind pressures according to FBC 2010, chapter 

16 

 Unreinforced masonry piers shall be fastened to the structure or 

substrate structure for out of plane forces induced by wind pressures 

according to FBC 2010, chapter 16. 

 High walls in the west and north side of the second floor shall be 

reinforced to resist wind forces produced by wind pressures according to 

FBC 2010, chapter 16 

 Substrate structure shall be implemented and designed to accept 

cladding elements, which are either existing masonry piers or non-

structural elements as part of the existing building 

 If necessary, for maintaining the existing perimeter walls as part of the 

façade of the building and not part of the structural building envelope, a 

new structure within the shell shall be designed. Further investigation 

shall be performed for new foundation to suit new building design. 

 

The repairs, reinforcement, retrofitting of the existing structure and 

replacement of structural elements goes away more than 50% of the whole 

structure. It is our professional opinion that the sole cost of the repairs and 

implementations to bring the structure up to code and to a serviceable condition 

will be much greater than building a new structure from scratch. The 

construction and retrofit of the existing structure will not be cost efficient and 

will not be justifiable to maintain the existing architectural feature with the 

corresponding structural interface. 

 

The statements and opinions rendered in this report herein are to the best of 

my professional knowledge upon physical observations and condition of the 

building at the time of our inspection. 
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Closure 
 

This report was prepared for the exclusive use of MFK Group and is not intended 

for any other purpose.  Raul Vivas, P.E. assumes no responsibility whatsoever 

for the use of this report by any third party.  This report is based upon our 

inspection, information available to us at this time and the professional 

knowledge and experience of the engineer in the forensic analysis of 

residential/commercial buildings and components.  Should additional 

information be presented or discovered, we reserve the right to review and, if 

necessary, revise this report and our conclusions in light of any new information 

obtained. The scope of this report extends only to items observed upon 

availability during physical inspection of the 1020 Pennsylvania property.  

Furthermore, this engineering report should not be considered a warranty or 

guarantee of any kind. 
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ATTACHMENT 

Existing Floors and Roof Diagrams 

 



FIRST FLOOR PLAN

RV ENGINEERS INC
STRUCTURAL ENGINEERING

10435 SW 92ND ST
MIAMI, FLORIDA 33176

PHONE: 786.271.0541
305.456.2699



SECOND FLOOR PLAN
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