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Introduction 

2724 11th Street NW is a two-story masonry apartment 
complex believed to be originally constructed in the 
1920s.  Limited structural modifications or repairs have 
been conducted on the building since the original 
construction.  Robert Silman Associates (RSA) was 
retained by the owner to perform a condition assessment 
of the building which included the main structural 
elements and a cursory review of non-structural elements 
of the building. This report is intended to present our 
findings and recommendations regarding repair, 
replacement, and/or reinforcement. 

RSA visited the site on October 10, 2014 to meet with 
the owner’s representative and maintenance staff, and to 
observe existing building conditions.  At the time of the 
visit, RSA was unable to access any occupied apartments 
or the roof of the building.  Observations and findings 
included in this report are only based on the visual 
condition of exposed elements.  In many locations, 
interior finishes concealed the structure of the building.  
RSA reviewed existing architectural drawing prepared by 
Global Housing Alliance, Inc. (dated 03/19/2014); 
however, no structural drawings were available for 
review. 

 

 
Photo 1: View of building from 11th Street and 
Girard Street. 
 
 

 
Photo 2: View of northern half of basement level 
showing piles of debris from slab on grade 
removal. Note the steel beam and column lines. 
 
 

 
Photo 3: Ponding water visible at the slab on grade 
in the northwest corner of the basement. 
 
 

Superstructure (Roof and Above Grade Levels) 

The apartment complex at 2724 11th Street NW (Photo 
1) is a two-story occupied structure with an uninhabited 
basement.  The wood floor and roof joists are supported 
by load bearing walls which consist of multi-wythe brick 
at the exterior and wood bearing walls at the interior.  At 
the first floor level, the floor joists are supported 
between the exterior masonry bearing walls and interior 
lines of steel beams supported by steel columns between 
the first floor and basement levels. 

Floor and wall framing above the first floor was primarily 
hidden behind interior finishes.  In limited locations 
where the floor framing was exposed, wood joists 
appeared to frame between the exterior masonry wall and 
interior wood bearing walls.  It appears that the interior 
bearing walls at the first and second floors align with the 
steel beams seen in the basement. 

The exterior masonry walls appear to be 3-wythe brick 
construction with header courses visible every sixth 
course on the south and west facades.  Window openings 
on the north and east facades are largely supported by 
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steel lintels.  Window openings on the south and west 
facades are supported with brick arches. 

Substructure (Basement and Foundations) 

The exterior masonry foundation walls sit on shallow 
continuous concrete wall foundations.  The foundations 
under the steel columns in the basement were not visible 
but are likely to be shallow concrete spread foundations.  
The basement level was originally a slab on grade, though 
most of it has been removed in a recent renovation. . 

Observations 
I. Interior Survey 

A. Basement Level 
1. At the basement level, a large expanse of the existing 

concrete slab on grade in the northern half of the 
building had been removed in a recent renovation, 
exposing the soil beneath.  Remnants of the 
demolished slab had been piled in the northwest 
corner of the basement (Photo 2).  Ponding water is 
present at some locations where the slab on grade is 
still present (Photo 3).  The water appears to be 
primarily attributed to leaking water lines within the 
building; however, signs of water intrusion are also 
visible on the face of the foundation walls as well as 
at their base.  

2. The brick masonry foundation walls show signs of 
water staining, efflorescence, and mortar loss due to 
the presence of moisture within and behind the wall 
(Photo 4).   

3. Localized settlement is apparent in the foundation 
wall at the south facing windows at the north side of 
the entrance walkway (Photo 5).  The amount of 
settlement seen in the foundation walls is expected 
for a building of this era of construction. 

4. A number of the steel support columns exhibit 
corrosion at their base due to the presence of 
standing water around the column bases and elevated 
moisture levels in the basement level.  One particular 
column, located in the southwest quadrant of the 
building exhibited severe corrosion with nearly full 
section loss at its base (Photo 6).  Due to life safety 
concerns, RSA notified the owner’s representative of 
this condition and recommended immediate 
installation of shoring posts to support the framing 
above. 

5. Surface corrosion is visible along various steel beams 

 
Photo 4: Interior view of the west foundation wall. 
Note the efflorescence and presence of moisture at 
the base of the wall. 
 
 

 
Photo 5: Settlement of the foundation wall at 
either side of the basement window which faces 
the entrance walkway.  Note the temporary wood 
shoring at the right edge. 
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(Photo 7). These beams are pocketed into the 
exterior masonry walls along the perimeter of the 
building.  A single shoring post was positioned 
beneath the beam end in the northeast quadrant of 
the basement (Photo 8).  Deterioration of steel 
embedded within exterior masonry wall is a common 
issue of structures of this period.  Therefore this 
shoring post was presumably installed to provide 
support for a compromised bearing condition at the 
exterior masonry wall. 

6. The first floor wood joists appear to be in fair 
condition with some joists exhibiting localized areas 
of water-staining, rot, and deterioration.  This is 
primarily due to their vicinity to leaking water lines 
and drain lines.  Various repairs and temporary 
shoring is in place and appears to have been installed 
to support areas with deteriorated joists (Photo 9).  
At joist bearing pockets in the masonry wall, there 
were signs of water staining and slight deterioration.  
At a few locations, floor joists have lost full bearing 
and have significantly displaced from the masonry 
wall pocket (Photo 10).  Mold growth was present at 
the underside of the floor sheathing in the proximity 
of water lines and drain lines. 

7. Several floor joists have been notched to allow the 
passage of pipes. Notches range in depth from 
approximately three to six inches, and are located at 
both the top and bottom edges of the joists (Photo 
11). 

 

 
Photo 9: Temporary shoring structure for support of 
wood framing above. 

 
 
 

 
Photo 6: Steel support column in the southwest 
quadrant of the basement with nearly full section 
loss at its base. 
 

 
Photo 7: Corrosion of steel beam in north east 
quadrant of building. 
 

 
Photo 8: Steel post shore positioned beneath a 
steel beam presumably to provide support for a 
compromised bearing condition at the exterior 
masonry wall  
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Photo 10: Wood joist with full bearing loss at west 
exterior masonry wall. 

8. A few joists north of the main stairwell show signs of 
charring which appears to be a result of fire damage.  
These joists have been repaired by sistering a new 
joist on either side of the existing damaged joists 
(Photo 12).  A thicker concrete mud slab appears to 
have been added at the locations of the fire damaged 
joists mentioned earlier.  The tops of the sistered 
joist were notched for approximately five feet along 
the length of their span to accommodate the mud 
slab (Photo 12). 

A reoccurring framing detail was observed beneath 
the bathroom areas above.  Wood nailers were 
fastened to the faces of the floor joists with floor 
sheathing spanning between the wood nailers for 
support of a tile setting bed.  At various locations, it 
appears that this detail was modified to allow for 
additional concrete similar to the mud slab 
mentioned above. 

9. In the typical basement framing condition, steel 
beams that support the first floor joists frame 
continuous overtop of the steel column; however, in 
the boiler room located to the south of the main 
stairwell, it appears that the beam has been cut out 
over top of the column to allow for the passage of 
piping.  This loss in continuity results in a reduced 
capacity of the steel beam at this location.  It is 
unclear whether this detail is original construction or 
if the beam was modified at a later date (Photo 13). 

10. Above each basement window, a header spans 
approximately four joist bays to pick up the ends of 
the floor joists spanning perpendicular to the 
window.  This ledger joist is connected to adjacent 
floor joists through a mortise and tenon connection.  
This connection appears to be deteriorating, allowing 

 
Photo 11: Floor joist notched for passage of drain 
line.  
 
 
 

 
Photo 12: Original fire damaged joists with wood 
sister at either face. Note that the sisters have been 
notch to incorporate the additional cementitious 
material.  
 
 
 

 
Photo 13: Atypical beam framing at top of steel 
column; the steel beam is not continuous over top 
of the column. 
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the floor joists perpendicular to the window to sag at 
their ends. 

11. Brick and mortar have been displaced or are missing 
at most of the basement window sills and jambs.  

12. The southeast quadrant of the basement appears to 
have been previously occupied as an apartment.  The 
floor framing appears to be wood sleepers that sit 
atop the slab on grade and are heavily deteriorated.  
The interior wall finishes are also heavily deteriorated 
showing signs of distortion and racking.  There is an 
extensive amount of mold growth within this portion 
of the building. 

B. First Floor Level 
As mentioned previously the second floor and roof 
framing were almost entirely concealed behind the 
interior finishes. In addition to the building lobby, 
two units were investigated on the first floor level, 
Unit A in the northeast corner of the building and 
Unit D, directly south of the main stairwell. 

1. The lobby of the building appears to have cracks in 
the walls that were previously repaired and re-
plastered (Photo 14).  There is also a sag in the floor 
at the location of entry to the stairway that leads to 
the basement. 

2. Unit A (Northeast) 
In Unit A on the First Floor, there was a noticeable 
slope in the floor in the Living Room towards the 
northeast corner of the room (Photo 15).  A slight 
bowing and separation of the floor boards was also 
visible adjacent to the settlement of the floor framing 
in the northeast corner of the unit.  Floor settlement 
was also noticeable in the Bedroom of Unit A.  The 
floor framing sloped downwards toward the north 
side of the building.  This correlates to cracks 
observed in the plaster and racking of the doorframe 
on the east wall of the bedroom.  This settlement is 
likely related to a combination the settlement of the 
exterior masonry bearing walls as seen in the 
basement and deterioration of the first floor joists. 

3. Unit D (South) 
In Unit D on the First Floor, the ceiling was partially 
removed exposing the floor framing of the second 
floor above.  The framing consists of wood joists 
that are pocketed into the exterior masonry wall and 
span to the interior bearing walls along the corridor.  
The framing looks to be in good condition with little 

 
Photo 14: Plaster repair of crack on north wall of 
lobby.  
 
 

 
Photo 15: Floor slopes toward northeast corner of 
living room in Unit A at the northeast corner of 
the first floor.  
 
 

 
Photo 16: Full depth notch in outer ply of built-up 
wood beam above the north wall of living room in 
Unit D to the south of the main stair on the first 
floor. 
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to no deterioration visible at the joist pockets.  One 
ply of the built-up beam above the north wall of the 
Living Room was completely cut through to allow 
for the passage of a plumbing line (Photo 16). 

The bath tub in the bathroom was filled with water 
and did not appear to be draining (Photo 17).  The 
floor in the bathroom had a slight downward slope 
towards the full tub of water.  Also, when entering 
the apartment unit, there was noticeable slope in the 
floor towards the west, also in the direction of the 
full tub of water.  Based on the typical moisture 
damage and deterioration to the first floor joists near 
existing plumbing lines, it is likely that the deflection 
is partially caused by the deterioration of the floor 
joists, and the weight of the full tub of water is 
exacerbating the adjacent floor to slope downward 
towards the tub.  The doorframe on the south wall of 
the living room is racked correlating with the slope 
seen in the floor. 

C. Second Floor Level 
At the Second Floor level, two units were 
investigated, Unit F and Unit A at the southeast 
corner of the building.   

1. Unit F 
Unit F has a noticeable floor settlement with all the 
floor slopes converging to the bathroom.  It is 
suspected that the settlement observed in the floor is 
due to a similar deteriorated framing condition seen 
beneath the first floor bathrooms.  Cracks in the 
plaster wall and racking of the doorway on the south 
wall of the Living Room correspond to the 
settlement observed in the floor (Photo 18). 

2. Unit A (Southeast) 
The ceiling of the living room in Unit A appears to 
have some minor water staining.  There is a 
noticeable sag in the ceiling near the main window; 
however, it is unclear what is causing this 
deformation.  Water damage and infiltration is 
evident at the ceiling in the southeast corner of the 
bedroom.  This damage likely stems from a roof leak 
above (Photo 19). 

 

II. Exterior Survey 

A. Façade - General 
1. Mortar loss is apparent along all exterior façades of 

the structure, especially at the base of the wall.  Some 
localized areas of the wall appear to have been 

 

 
Photo 17: Bath tub in Unit D. Note that the tub 
does not appear to be draining. 
 
 
 

 
Photo 18: Racking of bathroom doorframe in Unit 
F on the second floor.  
 
 
 

Photo 19: Water damage at ceiling of bedroom in 
Unit A at the southeast corner of the second floor 
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previously repointed using mortar; however, in some 
instances it appears that caulking was used in an 
attempt to repair/seal the deteriorating mortar joints 
(Photo 20).  Caulking is not an appropriate repair for 
deterioration or loss of mortar, because it does not 
bond properly to the brick material or allow moisture 
to escape from the wall assembly.  This traps 
moisture within the wall assembly and can result in 
further damage through expansion and contraction 
of water during freeze-thaw cycles. 

 

 
Photo 20: Brick arch at the south façade with 
displaced brick.  Note the white caulking used in an 
attempt to repair the deteriorated mortar. 

2. Mortar washout is apparent at all window sills.  This 
is likely attributed to prolonged environmental 
exposure along with the prolonged presence of 
moisture due to air conditioner condensation 
accumulation. 

B. South & West Facades 
1. The west façade faces an alley space that separates it 

from the adjacent building.  The vegetation growth 
visible along the base of the wall suggests the 
prolonged presence of moisture (Photo 21).  It is 
suspected that the alley space does not provide 
proper drainage, allowing water to locally pond and 
facilitate the growth of vegetation and deterioration 
of the masonry. 

2. As mentioned previously, the window openings 
along the west and south facades are supported by 
brick arches.  Several brick arches have displaced 
bricks, mortar loss, and/or cracks through the full 
depth of the arch (Photo 20).  

3. The west exterior stairwell retaining wall at the south 
end of the building exhibits a noticeable horizontal 
bowing (Photo 22).  There are vertical through-wall 

 
Photo 21: Vegetation growth along the base of the 
exterior masonry at the west façade.  
.

 
Photo 22: Exterior stairwell at west façade with 
horizontal bow noticeable in brick retaining wall 
and exterior slab on grade. 
 

Photo 23: Brick damage at southwest corner of 
building 
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cracks near the mid span of the retaining wall.  This 
bowing and wall cracking is a sign of the wall 
beginning to fail.  Further investigation is required to 
determine the cause of the failure. 

4. Brick deterioration and displaced bricks are apparent 
at the southwest corner of the building.  This may be 
due to vehicular impact or a previously removed 
structure (Photo 23). 

 
Photo 24: Toothed wall construction at southeast 
corner of the building, tying the south and east 
facades together. 

5. The south façade of the structure has similar 
deterioration to that of the west façade.  Some brick 
arches exhibit signs of settlement and brick 
displacement.  In particular the brick arch above the 
easternmost first floor window on the south façade is 
exhibiting significant brick displacement.  It appears 
that caulking was used in an attempt to repair this 
brick arch; however, as stated previously this is not 
an appropriate repair for this condition (Photo 20). 

C. North & East Facades 
1. Based on the difference in color, the north and east 

façades of the building appear to be constructed of 
three-wythe masonry with the outer wythe being a 
facing brick. Unlike the south and west facades of the 
building, no header courses are visible at the north 
and east facades. The two types of wall construction 
are toothed together at the northwest and southeast 
corners of the building (Photo 24).  Star anchors are 
visible at several locations on the east façade.  Star 
anchors are most commonly used to tie exterior 
masonry walls to the interior floor framing to 
prevent bowing of the wall; however, based on their 
placement, it appears that these anchors are 
potentially tying the outermost wythe of masonry 
(facing brick) to the inner two wythes in the absence 

 
Photo 25: East façade of building showing 
locations of star anchors. 
 

 
Photo 26: Displaced brick arch with previous 
repair at the east façade. 
 
 

 
Photo 27: Disconnected drain scupper at northeast 
corner of the building. 
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of brick header courses (Photo 25).   

2. Mortar loss is visible at various locations along the 
north and west facades.  Once again caulking appears 
to be used as a repair for the deteriorated mortar 
joints; however, this is not acceptable.  The window 
openings on the north and east façades are primarily 
supported by steel lintels; however, single wythe 
brick arches are used to support the openings above 
the triple windows at the first floor.  Nearly all of 
these brick arches have brick displacement and arch 
settlement, and show signs of previous repair work 
(Photo 26). 

3. The north and east facades contain a number of 
ornamental stone panels towards the top of the wall.  
A few of these panels appear to be displaced with 
large gaps at either side and stepped cracks in the 
mortar joints surrounding the panels.  One panel is 
missing at the north façade. 

4. A drain scupper appears disconnected at the 
northeast corner of the building (Photo 27).  Since 
RSA could not access the roof, it is unclear what the 
current drainage system is on the roof.  There is 
visible vegetation growing in the mortar joints along 
the north façade, indicating the presence of water 
and inadequate drainage/water infiltration in the 
vicinity of these locations.   

5. On the north façade, an opening at the base of the 
wall had been covered with plywood.  Per 
conversations with the owner’s representative, the 
opening had been made as part of a recent 
renovation project in the basement as a temporary 
access point (Photo 28).  The project was halted 
prior to any substantial modifications being made. 

6. The stair concrete stairs leading up to the entry of the 
building are cracked and spalling.  This condition 
may create a trip hazard for residents and guests 
entering and leaving the building (Photo 29) 

D. Chimney 
1. A single brick masonry chimney is located midway 

along the west façade of the building.  Mortar loss 
and loose bricks are visible near the top of the 
chimney.  Parging at the top of the chimney appears 
to be deteriorated, and cracks are visible through the 
chimney cap (Photo 30). 

 

 
 

 

 
Photo 28: Opening at base of exterior foundation 
wall along the north façade has been covered with 
plywood. 
 
 

 
Photo 29: Cracked and spalled concrete on the 
exterior stairs at the entry to the building. 
 
 

 
Photo 30: Deterioration of parging and cracks 
through the chimney cap. 
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Conclusions and Recommendations 

Overall, much of the deterioration and conditions observed at the basement and first floor framing levels can 
be attributed to water damage.  Continual maintenance and repair of plumbing lines within the building as 
well as proper waterproofing, moisture mitigation, and drainage are required to maintain the integrity of the 
structure.  The moisture concerns mentioned above should be addressed in parallel with the following 
recommendations.  These recommendations are based on limited field observations of unoccupied areas and 
additional probes are recommended to assess the existing conditions. 

RSA recommends further investigation and/or repair at several areas: 

 Repoint the interior of the existing brick masonry foundation walls where the mortar is loose, 
deteriorated, or washed out.  Locally replace bricks that are missing or damaged with new bricks to 
match the original wall construction.  Special attention should be paid to wall sections beneath beam 
bearing locations. 

 The steel beams and columns in the basement should be cleaned of corrosion and painted with a 
corrosion inhibiting paint.  Evaluate the base of all steel columns for section loss and repair as 
required.  Drainage and slab on grade modifications should be provided to prevent standing water at 
the basement columns. 

Install post shores immediately to support the beam above at either side of the deteriorated column 
in the southwest quadrant of the basement level. This column has near complete section loss at its 
base.  Any shoring installed is temporary and a permanent repair of this column should be designed 
and implemented.  Note: RSA notified the owner’s representative of this condition and immediate 
shoring recommendations on 10/10/2014.   
 

 Wood joist exhibiting deterioration along their length and/or at their bearing end should be sistered 
or replaced to match existing in kind.  Provide temporary shoring where existing joists have failed at 
their bearing ends until a permanent repair is implemented. (See Photo 10) 

 Temporary wood shoring seen in the basement is not intended to be permanent.  The wood shoring 
is showing signs of moisture at their base. Permanent repairs should be designed and implemented to 
facilitate the removal of temporary shoring. 

 Wood joists notched beyond the limits specified in the National Design Specification (NDS) for 
Wood Construction shall be sistered to provide the equivalent joist capacity.   

 An analysis should be conducted to determine the capacity of existing notched joists beneath the 3” 
concrete mud slabs and whether reinforcement of these members is required.  Conduct an analysis of 
unmodified floor joists where excess mud slabs are added. 

 Existing deteriorated wood and steel framing at the first floor shall be repaired such that the existing 
temporary shoring can be removed.  The shoring in place is not intended as a long term solution.  

 The steel beam with adjacent shoring post should be investigated further to determine the intention 
of the shoring post. 

 Deteriorated wood headers above the basement windows shall be replaced with new pressure-treated 
wood ledgers.  Existing floor joist perpendicular to the ledger shall be fastened to the new ledger 
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using joist hangers. 

 Further investigation and analysis of the first floor framing is required to determine the cause of the 
types of floor settlement and sloping seen in Unit A and Unit D, and whether this condition can be 
attributed to typical foundation settlement. 

 Further investigation and analysis of the second floor framing is required to determine the cause of 
the floor settlement seen in Unit F. 

 Further investigation and analysis of the roof framing is required to determine the cause of the 
deflection seen in the ceiling of Unit A. 

 Repoint all exterior masonry walls, full height. Provide deep repointing where the mortar is loose, 
significantly deteriorated, or washed out.  Locally replace bricks that are missing or damaged with 
new bricks to match the original wall construction 

 Existing brick masonry arches that exhibit significant deterioration and/or masonry displacement 
shall be reconstructed by an experienced mason.  Displacement of bricks within an arch can lead to 
destabilization of the arch. (See Photo 20 & 26) Arches with displaced bricks should be evaluated for 
their current stability and shored as necessary. 

 Further investigation and probes at the installed star anchors on the east façade of the building to 
determine the intent and requirements for these anchors. 

 Repair and seal leaks in the building envelope and piping that are related to water intrusion. 

 Provide surface repair at spalled/cracked concrete steps at entry to prevent trip hazards. 

All structural repairs should be designed by a professional structural engineer licensed in the District of 
Columbia.  The control of water in and around the building will require input from other design professionals 
such as architects and civil engineers. 
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APPENDIX A: 
REFERENCES AND REPAIR DETAILS 

 
 Existing Architectural Drawings (EX.01 through EX.03) 

Drawings produced by Global Housing Alliance, Inc., dated 03/19/2014. 

 Temporary Shoring Detail for Deteriorated Steel Column in Basement 
Detail produced by Robert Silman Associates (RSA), dated 10/10/2014. 
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