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Interior Conditions 

7



1810 Michigan Avenue – Prior to Emergency Demo 
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1818 Michigan Avenue – Prior to Emergency Demo 
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1818 Michigan Avenue – Prior to Emergency Demo 
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Collins Canal – Prior to Emergency Demo
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1810 Michigan Avenue – Approved Design 
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1818 Michigan Avenue – Approved Design 
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22 Star Island



Precedent
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Norfolk, Virgina



Palm View Flooding 
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• Existing Infrastructure Findings: 
oLow street elevations

o Insufficient drainage methods 

oPervious swales are blocked with concrete curbs 

oGravity based stormwater system with only 2 outfalls into Collins Canal 

oNo control systems (floodgates), so stormwater washes back onto 
street
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Flood History Palm View Neighborhood 
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Structural Assessment 

• Current structural systems 

• Structural evaluations 

• Site observations 

• Concrete testing 
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Structural Systems 

• Distress signs: cracking, spalling, water damage, and termite 
damage 

•  Structural system does not comply with the Florida Building 
Code
oLevel 3 alteration, replacement of a significant portion of the 

building's structural components 
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Roof 

• Connections for wind uplift forces 
and wind lateral resistance are non-
existent 

• Requires roof connection tie downs 
to strengthen the roof 
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Walls and Openings

• Opening protection and wood 
reinforcing is non-existent

•  Requires lateral load structural 
systems to be installed, such as 
shearwalls 
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Floors

• All wood joists are “fire cut” 
into the wood wall, not 
connected to walls via 
strapping or any other 
mechanism
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Foundation
• Slab on grade 

• Shallow foundation supporting concrete stem walls  

• Foundation has to be strengthened to resist lateral loads 
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Site Observations 

1. Roof structure failures leading to water intrusion and wood 
members sagging, rotting, failing, and total collapse in multiple 
areas 

2. 40% concrete spalling and cracking throughout. Evidence of 
previous repairs re-cracking 

3. Presence of mold and water intrusion on interior walls and ceilings 
exhibit varying levels of failure 
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Concrete Strength  
• Ability to withstand pressure before breaks or fails

• Low compressive strength concrete is more prone to cracking and 
spalling

• Lead to structural failure and compromise the stability
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Concrete Testing 

• Depth of carbonation is 
measured from the 
surface of the concrete

• Carbonation exposes 
the rebars to corrosion 

• Carbonation is extensive 
ranging from 6.153” to 
8.934” 
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Structural Conclusions 

• Based on original construction methods and significant 
damage: 
o Portions built illegally and without permits 
o Extensive interior and exterior demolition needed
o Structure would not withstand shoring and lifting of 

portions to comply with today’s standards (Base Flood 
Elevation + 2’ of Freeboard) 
o Weak concrete that is exposed to corrosion  
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Valley Condition  
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Valley Condition  
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Current Florida Building Code Standard 
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FFE 10’ NGVD







Proposed New Home 

• 50% unit size 

• 30% lot coverage 

• Compliance  with all setbacks 

• 27’ height with sloped roof 

• No variances 
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Existing Site Plan

Proposed Site Plan









South Elevation



East Elevation







New Context – Michigan Avenue 
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200 S. Biscayne Boulevard

Suite 300, Miami, FL 33131

www.brzoninglaw.com

305.374.5300 office

305.377.6222 fax

Info@brzoninglaw.com

Thank You



Duties of a Trustee as a Fiduciary 
• Fairness and impartiality

• Render accountings and information

• Prevent commingle assets

• Prevent conflicts of interest

• Make trust property productive (produce income) 

• Other Duties: distribute funds, file taxes, enforce claims and defend 
actions 
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TIMELINE 

1986 1800 Michigan Avenue purchased 

2000 Rita and Ivor started doing business with M. Stern 

2009 M. Stern files bankruptcy  Rita and Ivor started receiving foreclosure notices on properties 
they thought they owned outright 

2009-2020 Litigation between title company and Rita and Ivor regarding foreclosure 

2012-2013 M. Stern indictment  Accused of using their identities, without their knowledge, to refinance 
the mortgages.  M. Stern forged their signatures on the mortgage loan documents. 

2020 Property deeded from Rita and Ivor to IRRS 1800 Michigan LLC 

2021 Rita passed away 

2021 Luis and Anthony managers of IRRS 1800 Michigan LLC 

2023 Ivor passed away 

2024 All tenants removed 

February 2024 – 
May 2025

Demolition of 1810 and 1818 Michigan Avenue, installation of fence and landscaping 

April 2024 – ongoing Seawall permit approved, pending contractor 

November 2024 Lot Split Approval

December 2024 HPB Approval 1810 and 1818 Michigan Avenue 
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1800 Michigan 
Avenue was not 
considered to be 

architecturally 
significant 



Additions 
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Additions 
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