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The purpose of this Letter To Commission is to provide a status update on the London 
House Apartments, an affordable housing development located at 1965-1975 
Washington Avenue. 

At its February 12, 2014 meeting, the Mayor and Commission authorized the City 
Manager to purchase the London House Apartments from Miami Beach Community 
Development Corporation (MBCDC) to ensure the project's rehabilitation and timely 
expenditure of Neighborhood Stabilization Program (NSP3) funds. On March 131

h, the 
City closed on the property and secured releases from the architect of record, 
Architectureworks, LLC, and the contractor of record, All Jer Construction. 

City staff has been diligent in obtaining structural assessments of the property as well as 
preparing the Request For Proposal (RFP) for Design/Build Services. The City has 
contracted several consultants to compile structural assessments, progress reports and 
cost estimates for the project. Atkins North America Inc. was retained to analyze the 
1965 building and provide a progress report on the construction that had commenced 
under MBCDC. According to this report, the rehabilitation of this building stands at 41 % 
completion as of March 7, 2014. However, the City had advanced payments of 
$461,419.86 through March 2013 to account for 69.2% of completion. The property was 
maintained as an active construction site up until the City's acquisition. MBCDC was 
overpaid an estimated amount of $188,035.26 which remains unaccounted for within the 
project. Please note that the City demanded the return of all materials and equipment as 
part of the closing process and nothing was provided. 

Furthermore, the structural analysis of the building found several deficiencies including 
the need to remediate a significant portion of the second floor framing which had already 
been completed. In short, Atkins North America concluded that "the property is not 
structurally safe for residential use." An estimate for construction is pending. Augmenting 
concerns, the site did not match permitted plans for the building. 

The City contracted with Douglas Wood Associates, Inc. to inspect the 1975 building. 
Among the report's recommendations was the need to remove and replace all of the 
wood sheathing, joists, blocking and bridging on both the second and third floors. The 
building's basement is under several feet of water. It will be necessary to drain the 
basement so that the existing structural system can be examined, and so that they can 
be repaired as required. The structural concrete ground floor slab will need to be 
evaluated for adequacy. Additional recommendations included the cleaning and repair of 
steel beams and columns, and the repair of concrete spalling and damaged stucco 
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throughout the exterior (which had been previously replaced), among other items. The 
rehabilitation estimate for this building is $2. 7 to $3.2 million. 

The executive summaries by Atkins North America, Inc. and Douglas Wood Associates, 
Inc. are attached. 

As reported previously, the City has yet to resolve the matter of the Economic 
Development Initiatives (EDI) grant issued to MBCDC for the London House 
Apartments. As delineated in correspondence to MBCDC January 10, 2014, the City 
released $295,925. 7 4 for expenses that had also been submitted to and paid by Florida 
Housing Finance Corporation or were ineligible for reimbursement because they were 
incurred prior to the Environmental Review Release of Funds (as required by 
Department of Housing and Urban Development rules). It should be further noted that 
the EDI expenses were intended for construction costs but the expenses reimbursed 
reflected soft costs. Finally, the City was notified that its EDI file had been confiscated by 
HU D's Office of the Inspector General because of the irregularities within. 

The City is currently preparing a report to HUD formally requesting an extension of the 
expenditure deadline for NSP 3 funds. As part of this request, the City will be compiling 
an accounting of all funds committed to the project, the irregularities that were 
encountered that lead to the City's pursuit and subsequent receipt of the building, and 
the City's actions taken subsequently to ensure the building's rehabilitation. Fortunately, 
HUD has advised the City that it will not pursue repayment of those funds already 
expended regardless of whether or not the expenditure deadline is extended. 

In addition, the City is in the process of contracting with a forensic accounting firm to 
conduct audits of City-funded, completed MBCDC projects beginning with The Allen, 
located at 2001 Washington Avenue, and The Neptune, located at 1642 Meridian 
Avenue. The results of these audits will be shared upon completion. 

If you have any questions, please feel free to see me. 

Attachments: Atkins North America Report, 1965 Washington Avenue Executive Summary 
Douglas Wood Associates, Inc. Report, 1975 Washington Avenue Executive 

Summary 
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Project Report 
Construction completion 

due diligence 

The London House 

Atkins North America, inc. 
2001 Northwest 107th Avenue 
Miami, Flodda ,331n:•2507 

Telephone: +1.305.592;7215 

www.atklnsglobal.com/northamerica 

1965 Washington Avenue, Miami Beach, Florida 33139 . 

. March 28, 2014 

Executive Summary 

1. Introdu~tion 

The City of Mlami Beach requested that Atkin$ prepate a report assesshlg the actual progress of the existing 
remodeling work the amount paid to date to the Contractor. 

London House is a historic building constructed jn the late 1940's consisting of two freestanding wings, 
connected by a courtyard. The evaluation was performed on the south wing, a 4,300 sf two-story building, 
With tert apartments, 5 units each of the ground and second floor. The three-story north freestanding wing 
was not evaluated. 

The remodeling work begun comprises three apartment units on each floor, with one on the ground floor 
being ADA~accessible. The building consists of load bearing CMU exterlor walls, concrete beams, cbncrete 
slab, and steel columns at the exterior walkway. The ground floor is a slab-on-grade, while the second floor 
and roof framing are comprised of wood joists and deck The roof is single ... ply membrane with parapets on 
two sides. Two exterior concrete stairs connect the toot' and second floor to the courtyard below. 

2. Evaluation Ileport 

Atkfns performed a non~farvasive visual observatiort. The assessments made encompass the e:Kterior buildirtg 
envelope, and irtterior walls, and structural, plumbirtg, mechanicali electrical, nre protection, and site work. 

a. Exteriol' Conditions Assessment 
Along the· south and west facades of the building, windows were installed. The sidewalk and steps along 
the west fac;:ade are all dug up, The courtyard, east, and north facades are in complete disrepair. 
In the southeast con'ler area columns are completely rusted and separated from the exterior walkway slab. 
Some guardrails at the second level are missing, with. a temporary wooden battier in its place. The 
remaining guardrails are partially pinned to a fractured concrete slab with exposed reinforcements 
throughout. The main exterior lines of'the fire protection system are incomplete. the two concrete stairs 
are in disrepair with the existing handrails rusted, partially secured in place, and non~code compliant. The 
stair from the secottd floor has been sawcut and the center of the stairs.removed. The roofing is a relatively 
11ew meinbrane with sevetal low points causing ponding of rainwater. AJC compressor supports are 
installed but not the equipment. The north and east side of the roofis without a protective guardrail 
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b. lnterior Conditions Assessment 
WMd funi11g and stud frami11g in the walls .and ceilings have been erected. Batt insulation has been 
packed between the ceiling framing throughout. Gypsum board has been installed on some of the walls, 
but not properly screwed d6wn. The ground floor concrete slab has e~tensive saw cuts for plumbing that 
remain open. The second floor wood joists and subfloor are installed, but not evenly laid down in several 
areas. Sprinkler lines appear in place with some heads needing adjustments. Plumbing water lines, vent 
pipes, traps, and drains are in place, along with some shower floor liners and one bathtub on the second 
floor. Mechanical ductwork is partially complete. Power, and data are wired in the walls and ceilings 
along with the circuit breaker box and associated wiring. 

3. Conclusiops 

An analysis of the Contractor's last payment request supports our assertion that the project is 40% ~ 
42% complete. whereas the Contractor had been paid to 69%. 

2. Additional Areas of concern 

• The roofing edge ,along the North and East fai;ades highlights a code deficiency 
• Handrails are in: violation of the building c;ode 
• Exit door at Unit 101 is not yet installed, however the clear width of 32"h1dicates a c9de yfo)atfon 
• Steel support co1umns are rusted and some are severed from the slab above. Remediation for this 

condition was not part of the Work 
• Rotting roof joists along courtyard corridor have been scabbed and crudely secured with no approved 

structural remediation. 
• The roof has low areas and ponding water, which requires a structuta1 evaluation. 



Purpose & Scope: 

DOUGLAS WOOD 
ASSOCIATES, INC. STRUCTURAL ENGINEERS 

2100 PONCE DE LEON BOULEVARD SUITE 1020 
CORAL GABLES, FLORIDA 33134 

(305) 461-3450 FAX: (305) 461-3650 
WWW.DOUGLASWOOD.BIZ 

Executive Summary 

Structural Assessment Report Existing Structural Systems, 
London House, 1975 Washington Avenue, Miami Beach, Florida 

Preliminary assessment of present condition of structural systems and structural feasibility of proposed renovation/restoration. 
Courtyard between 1965 and 1975 buildings is addressed in report of 1965 Washington. 

Building Code Issues: 
Alteration Level 3: Investigation and evaluation of existing structural systems according to Code in effect at time of original 
construction. 

Existing Structural Systems: 
Bearing walls: Concrete block with reinforced concrete tie beams, lintels, tie columns. Basement walls are reinforced concrete. 
Roof Structure: Wood board sheathing, wood rafters, steel beams on steel columns 
Second and third floor: Wood board sheathing, wood joists, steel beams on steel columns 
Ground Floor: Slab-on-ground, except structural concrete slab over basement. 
Foundations: Not observed 
Stair: Reinforced concrete. 

Present Structural Conditions 
Wood members: Considerable rot and insect damage at second and third floor and limited areas of roof. 
Structural steel beams and columns: Generally serviceable condition, but several noted areas of corrosion. 
Ground floor slab: Further study required to assure full soil support. Access opening undermines slab. 
Basement: Some concrete spalling. Flooded. 
Bearing walls: Numerous CMU cracks and holes. Numerous areas of spalled concrete. Numerous improperly filled former A/C unit 
wall opening. Recently applied stucco on west fagade cracked or unbounded in numerous areas. Some areas of planter walls 
failed. Many areas of honeycombing in original concrete. Two sawcut tie columns. 
Exterior windows & doors: Doors are in poor condition or missing. Windows are fairly recently replaced, but many improper wood 
bucks and shims. Two windows missing. 
Miscellaneous issues: Cracked/loose stucco. Sign. Others. 

Recommendations: 
General: Investigation and evaluate for Alteration Level 3 (Building Code, at time of original construction). Enhance structural 
systems, as required. 
Wood: Repair/replace wood members as necessary (may consider complete removal and replacement of wood members on 
second and third floors). Enhance wood members, as required. 
Structural steel: Enhance as required. Repair/replace corroded areas. Clean and paint. 
Slabs-on-ground: Trench and repair for new piping (or remove and replace). Investigate soil bearing (re-establish bearing or 
replace slab). 
Structural slab over basement: Repair. Fill holes. 
Basement: Repair walls. If retaining basement, provide enclosure, ventilation, drainage and waterproofing. If abandoning 
basement, provide drainage, possible fill and corrosion protection to first floor slab. 
Bearing walls: Evaluate for lateral wind. Reinforce existing walls (possible addition of walls and footings). Repair A/C openings, 
holes, cracks, stucco. Repair spalled concrete and cut tie columns. Patch honeycombing. 
Exterior windows and doors: Evaluate window bucks and shims and correct as necessary. Install missing windows. All new 
exterior doors. 
Miscellaneous items: Repair, remove or replace, as appropriate 
Remove or provide security fence around scaffolding at west side .. 

Preliminary Estimate of Probable Construction Cost: 
$2,700,000.00 to $3,200,000.00 

AFFIRMATIVE ACTION I EQUAL OPPORTUNITY EMPLOYER EB 6353 



Purpose & Scope: 

DOUGLAS WOOD 
ASSOCIATES, INC. STRUCTURAL ENGINEERS 

2100 PONCE DE LEON BOULEVARD SUITE 1020 
CORAL GABLES, FLORIDA 33134 

(305) 461-3450 FAX: (305) 461-3650 
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Executive Summary 

Structural Assessment Report Existing Structural Systems, 
London House, 1965 Washington Avenue, Miami Beach, Florida 

Preliminary assessment of present condition of structural systems relative to the in-progress renovation/restoration. 
Courtyard between 1965 and 1975 buildings is included in this report. 

Building Code Issues: 
Alteration Level 2 

Existing Structural Systems: 
Bearing walls: Concrete block with reinforced concrete tie beams, lintels, tie columns. Basement walls are reinforced concrete. 
Roof Structure: Wood board sheathing, wood rafters, wood beams and bearing partitions 
Second floor: Wood board sheathing, wood joists, wood beams and bearing partitions 
Ground Floor: Slab-on-ground 
Foundations: Not observed 
Stairs: Reinforced concrete 
Courtyard: Structural; concrete slab at second floor on steel columns. Concrete slab-on-ground at first floor. 

Present Structural Conditions 
General: Bucks for doors and windows not visible. Numerous areas of unbounded stucco. Courtyard and rear yard and slump 
brick walls not done. Railings in poor condition. 
Concrete members: Numerous areas of spalled concrete in courtyard (slabs, beams, stairs). Previous patches are cracked. 
Unrepalred spalled concrete on interior in a few areas. 
Steel columns (Courtyard): Considerable corrosion and improper previous repairs. One column bent and anchorages damaged. 
Wood members: All wood members on first and second floors are new (does not agree with drawings). New ledgers and 
connections constructed, but not indicated in drawings. Wood beam short at beam hanger. New roof rafters sistered to existing 
rafters, but not indicated in drawings. Wood roof beams at north edge are new, but indicated as "existing" in drawings. These 
beams appear to be undersized. No structural design for support of rooftop condensing units. Replaced rafters over exterior 
walkways not properly anchored. Some connection devices don't match those indicated in drawings. 

Recommendations: 
Investigate and replace unbounded stucco. 
Investigate and repair spalled concrete. 
Repair or replace steel pipe columns. 
Repair or replace railings. 
Investigate wood construction which Is not indicated in drawings. Provide construction documents, obtain permit and correct as 
necessary. 
Complete unfinished construction (slab-on-ground trenches, courtyard, rear yard, slump brick walls, underlayment, etc.). 

AFFIRMATIVE ACTION I EQUAL OPPORTUNITY EMPLOYER EB 6353 


