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STRUCTURAL CONDITION ASSESSMENT for  
1600 Washington Ave 
Miami Beach, Florida 33139 
 
I. INTRODUCTION 
 
General 
 
We have conducted a visual structural condition assessment on the existing structure 
located at 1600 Washington Ave, Miami Beach, FL 33139.  
 
The Folio for this address contains three building, this report is for the West building. 
 
The purpose of the inspection is to assess the structural condition of the structure, to 
evaluate the structural capacity of the building.  
 
Property appraiser information  
 

 
 
Based on Miami Dade County property appraiser, the structure was built in 1938, the 
building is of 2 stories with a living area of approximately 5,022 square feet.  
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II. METHODOLOGY 
 
This inspection was visual in nature from the exterior and interior of the building. Our 
office did not perform any destructive or non-destructive testing; however, Ownership 
did engage NV5 to perform concrete core samples to test for: 
 

1- Concrete compressive strength 
2- Extent of Carbonation 
3- Chloride Content 

 
The report in its entirety is in Appendix B. Discussion of the results are to follow in this 
report.  

  
No structural analysis was performed on the building to determine the capacity of the 
structural systems. It’s our opinion that the current structural system of the building 
does not comply Florida Building Code 2023 (8th edition), HVHZ (High Velocity Hurricane 
Zone) edition, due to the current design standards and due to the damage to the 
structural systems of the building where they have lost most of the load carrying 
capacities. 
 
 
 
III. STRUCTURAL SYSTEMS  
 
The structure is a two-story building. The building’s structural system is as follows: 
 
- First Floor - Crawl Space  

o Shallow foundations. 
o Elevated wood floor joist on stem walls.  

- Second Floor: 
o Wood Joist seated on top of the wall without any strap connector.  
o Unreinforced masonry block with tie beams and columns. 

- Roof: 
o Wood joist rafter system on wood knee walls. 
o  

Performing the inspection visually was useful to determine spalling and cracking issues 
on the concrete structure. Our office coordinated to perform some destructive and non-
destructive test to determine the capacity of the structural systems. Notice in this report 
we are addressing the results of the test in Appendix B.   
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III. STRUCTURAL EVALUATION 
 
Building constructions and standards of the 1930’s are considered deficient by today’s 
standards. This applies to this structure and other structures built in the 1930’s. This 
building does not comply with the current building code. The structure’s roof connections 
for wind uplift forces and for wind lateral resistance are non-existent. Moreover, 
openings protection and CMU reinforcing is also non-existent. This building lacks the 
load carrying capacities to make it safe to use. This building has to be demolished and 
rebuilt to comply with the current Florida Building Code.  
 
 
According to the structural inspection we determined that the following: 
 

• Several linear cracking on the walls. 
• Extensive concrete spalling and deterioration in columns and beams 
• Extensive reinforcing rebar corrosion, and complete loss of rebar 
• Extensive wood joist and decking deterioration due to rot, moisture damage and 

termites. 
• Completer floors failures that made it unsafe to access some areas of the 

structure    
 
All the issues described above are addressed according to our visual inspections (see 
Appendix A). 
 
We did not find any structural as built plan or historical plan available to review.  
 
The building is in poor condition and does not comply with current building code as it 
presents damage described above like cracking and spalling (See images in appendix a). 
Concrete elements such as columns and beams exhibited loss of strength and lack of 
capacity to support subjected live and dead loads. 
 
 

 
 
   
 
V. LAB CONCRETE TESTING 
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Ownership engaged NV5, Inc. to conduct concrete laboratory testing on the building to 
obtain compressive strength, carbonation depth, and chloride content. The laboratory 
extracted three (12) concrete core samples of sizes 3.00 in diameter by 6.00 in length 
approximately, which also were used to test for carbonation and chloride.    
 
-Concrete compressive: the results of the testing for concrete strength are tabulated and 
charted as follows: 
 
 

Core  Location Compressive Strength 
Number  [PSI] 
1B Level 1 Column 1,380  
2B Level 1 Column 1,330  
3B Level 1 Column 2,130  
4B Level 2 Column 1,400  
5B Level 2 Column 3,150  
6B Level 2 Column 2,600  

 

 
 
The Concrete compressive strength ranged from 1,330 to 3,150 psi.   
 
-Carbonation depth: Carbon dioxide from air reacts with the calcium hydroxide in 
concrete to form calcium carbonate, this process is called carbonation. Carbonation, 
naturally starts from the exterior surface and progresses inwards. Carbonation actually 
increases the compressive strength of concrete; however, it also decreases alkalinity, 
which is essential for corrosion prevention of the reinforcement steel. The results of the 
testing for carbonation depth are tabulated and charted as follows: 

Core  Location Carbonation Depth 
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Number  [IN] 
1A Level 1 Column 0"- 8.00" 
2A Level 1 Column 2.50"- 8.0" 
3A Level 1 Column 0"- 2.8" & 4.75"- 8.00" 
4A Level 2 Column 0"- 8.00" 
5A Level 2 Column 5.75" -  8.00" 
6A Level 2 Column 0" - 0.88" & 6.25" - 8.38" 

 
The carbonation found in the samples ranged between 2.8” – 8” (Full Depth), Indicating 
full loss of rebar protection.   
 
- Chloride Content: Chloride salts react with the concrete and reduce its alkalinity. When 
that happens, the protective layer surrounding the rebar is broken and rebar corrosion 
starts.  
 
The chemical analysis of concrete core No. 1A, 2A, 3A, 4A, 5A, 6A were labeled and 
bagged separately and sent to A&S Laboratories to be tested for water-soluble calcium 
chloride and carbonation. Chloride testing was performed at depths of 0”-1", 1"-2" from 
the top facing the exterior and the bottom 1" interior in general accordance with the test 
method described in ASTM C1218 15, Standard Test Method for Water Soluble Chloride 
in Mortar and Concrete. 
 

Core 
Number 

Core Locations Top 0"-1" Top 1”-2” Bottom 1" 

     
     

1A Level 1 0.038 0.038 0.2945 
 Column    
2A Level 1 0.4655 0.5367 0.3515 
   Column    
3A Level 1 0.0617 0.0428 0.7505 
     Column    
4A Level 2 0.209 0.133 0.4988 
 Column    
5A Level 2 0.323 L4230 16150 
     Column    
6A Level 2 0.095 0.3373 00G17 
   Column    
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According to the publication ‘Design and Control of Concrete Mixtures’, chlorides  may be 
introduced into concrete with the separate mix  ingredients  (admixtures,  aggregates,  
cement,  and mixing water) or through exposure to deicing salts, seawater, or salt laden  
air  in  coastal  environments.  An acceptable limit depends primarily upon the type of 
structure and the environment to which it is exposed during its service life. ACI 318R 14, 
table 19.3.2.1 shows that the maximum water-soluble chloride ion (CI ) content in 
concrete (percent by weight of cement) shall be 0.30% for non pre stressed concrete 
exposed to moisture but not to an external source of chloride and 0.15% for non-pre-
stressed concrete exposed to moisture and an external source of chloride from deicing 
chemical, salt, brackish water, seawater, or spray from these sources. 
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VI. RECOMMENDATIONS 
 
Currently, the elevation of the building is below floods level (6.87’ NGVD). Pursuant to 
FEMA, if the cost of the renovations exceeds 50% of the value of the structure without 
the land, the structure has to be elevated to meet current flood requirements. The 
foundations of the structure cannot endure the elevation process, and will fail during the 
process. Therefore, raising the house up to needed elevations for compliance is not 
feasible.  
 
In order to raise the structure, scaffolding and temporary framing will be installed under 
the foundation to jack up the structure. The foundation of the house is weak enough to 
crumble under such loads during the jacking process, due to the footer being on shallow 
foundation. Hence in order to raise the structure a complete foundation rehabilitation 
and redesign need to occur to sustain the jacking loads.   

 
All the main structural members of the structure are compromised, and need to be 
demolished and replaced. Hence, we recommend the demolition of the structure. 
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APPENDIX A 
 

PHOTOS 
 
 
 
 
 
 
 
 
 

 
West Elevation view Partial East elevation 
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Concrete beam spalling and rebar corrosion   Concrete beam spalling and rebar corrosion   

  
Concrete beam spalling and rebar corrosion   Critical Linear Crack concrete grade beam 

 
 

Concrete cracking Wood Damage and failure 
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2nd floor wood failure 1st floor wood failure 

 
Roof Failure 2nd floor concrete beam damage 

 
2nd floor wood failure Roof moisture penetration damage 
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Stud wall damage 2nd floor damage 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX B 
 

NV5- Report 
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