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JAM Properties 
180 Cheapside Street 
London, Ontario 
N6A 1Z8 
Attn: Mr. Archie Leach 

 
 
 

JAM Properties 
Structural Review and Comments 

123 Queens Avenue 
London, Ontario 

SUPPLEMENTAL REPORT #1 

 
 
 

Dear Mr. Leach: 
 
This letter serves to supplement our report dated May 07, 2019. VB&S was provided the 
opportunity to add to the original report and determine the structural integrity of the structure and to 
test the concrete and determine whether the concrete is sound. The assessment of the building was 
completed in two ways. First, by constructing a digital model of the building and completing a 
structural analysis. Second, by taking core samples of the existing concrete and testing them to 
determine the structural integrity of the concrete. 

 

1.1 Structural Analysis    

On May 14, 2019, Rick Stranges, P. Eng., and Michael Hatt, EIT, (of VB&S) were on site to 
survey the concrete structure.  Physical measurements of the entire structure were taken. 
The measurements included but were not limited to the wall thickness, floor thickness, floor 
beam dimensions/locations and the reinforcing steel size and spacing (where exposed) in the 
walls and piers.  

VB&S used these measurements to construct a virtual 3D model using E-Tabs software. E-
Tabs is an integrated structural analysis and design software that allows structural engineers 
to analyze and design various structures. Results from the software allow the engineer to 
determine which virtual elements are overstressed, and to revise specific parameters until 
that element is capable of supporting the applied loads.   

When the virtual model was built, loads were applied to the structure. The loads as 
prescribed by the Ontario Building Code include the self-weight of the concrete, dead and 
live loads applied to the floor structure, and wind loads. Given the age of the building, it was 
not required to check that the structure would be capable of resisting any seismic load. In 
discussions with the City, we agreed that as the structure and the occupancy was not 
changing at this time, and as the original building was not designed for seismic loads, this 
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study would not have to meet that requirement. 

Once the E-tabs results were obtained, VB&S used a software called “S-Concrete” to check 
the capacity of the elements that were shown to be overstressed in E-Tabs. We use S-
Concrete software to design structural concrete elements and in this case walls. The 
program allows us to construct a virtual wall and precisely arrange the reinforcing within that 
wall. In this way, S-Concrete allows for a more accurate analysis of specific structural 
elements. After obtaining the loads and reactions of the overstressed elements from the E-
Tabs model, we applied those loads to the wall in S-Concrete. We were then able to verify 
the stresses in the wall and determine if the maximum permissible stresses in the wall have 
been exceeded.  

1.2 Concrete Sampling (PML)    

Peto MacCallum Ltd. (PML) was requested by VB&S to obtain samples of the concrete 
structure and report on the integrity of the concrete. On June 13, 2019, two PML technicians 
met with Michael Hatt on site. PML attempted to take concrete samples at three slab 
locations and one wall location on the third floor of the building. See Appendix ‘B’ Figure 3. 

PML reported that the concrete was in such poor condition that proper samples could not be 
cored and sent to the lab for analysis. Due to the severe deterioration and delamination of 
the concrete, PML abandoned taking additional samples from the remaining floors. It was 
reported that attempting to obtain additional samples would be useless as the crumbled and 
broken concrete could not be tested. Photographs #2 and #4 of the PML report show the 
condition of the delaminated concrete, where asphalt topping was removed. It was verified by 
both VB&S and PML that the concrete was severely deteriorated and spalled. 

PML notes that the concrete is in very poor condition, and as a result the concrete has 
extremely low compressive strength. They note that the concrete is in such a state that the 
slabs are not suitable for the purpose for which they were originally designed.  

The condition of the corroded reinforcing and the severely deteriorated concrete renders the 
floor beyond repair. 

1.3 Structural Results    

The entire structure was modelled and analyzed, and some of the areas that are 
overstressed are highlighted in this report. It was determined that most of the walls along the 
east and south ends of the building were severely overstressed under the OBC applied wind 

and gravity loads.  As shown in the analysis results (Appendix ‘C’), walls in locations noted V, 

W, X, Y and Z, as shown in Appendix ‘B’, are overstressed by as much as twice their 
capacity. Below is a summary of the results in the 5 wall locations highlighted in this report. 
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Wall Location ‘V’ E-Tabs Model    – Overstressed 
    S-Concrete Analysis   – 142% Overstressed 
    S-Concrete Warnings  – Warnings of Inadequate Steel 
 

Wall Location ‘W’ E-Tabs Model    – Overstressed 
    S-Concrete Analysis   – 23% Overstressed 

    S-Concrete Warnings  – Warnings of Inadequate Steel 

 

Wall Location ‘X’ S-Concrete Model   – Overstressed 
S-Concrete Analysis   – 8% Overstressed 

    S-Concrete Warnings  – Warnings of Inadequate Steel 
 

Wall Location ‘Y’ S-Concrete Model   – Overstressed 
S-Concrete Analysis   – 102% Overstressed 

    S-Concrete Warnings  – Warnings of Inadequate Steel 
 

Wall Location ‘Z’ S-Concrete Model   – Overstressed 
S-Concrete Analysis   – 48% Overstressed 

    S-Concrete Warnings  – Warnings of Inadequate Steel 
 

It is also important to consider that the digital analysis of the structure assumes the concrete 
and reinforcing steel to be working in tandem as designed. However, based on inspection by 
VB&S and PML, the concrete has been severely cracked and delaminated in many locations, 
weakening its bond with the reinforcing steel. With this in mind, the structural elements of the 
building cannot be expected to perform even to the level assumed by the digital analysis. 
This leaves the structural elements even more overstressed than shown above. 

In the Peto MacCallum Ltd. (PML) report, it was noted that the concrete strength could not be 
determined. A structural analysis of the floor slabs was not completed, as without the 
concrete strength a calculated concrete stress could not be determined. 

2.1 Summary    

The analysis results revealed that many of the walls were highly overstressed. The level of 
overstress removes all factors of safety from the wall, leaving the wall in a severe state of 
lateral instability.  

The inability of PML to obtain a concrete sample from the concrete floor is a major concern. 
PML notes that the concrete is so deteriorated that it crumbled when trying to extract a core, 
and therefor the concrete strength could not be determined.   

The results of the virtual model/analysis, and the concrete sampling obtained from PML, 
confirm the assumptions we noted in our original report.  
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It is our professional opinion that this building is structurally unsound. We recommend that 
this structure be demolished immediately as it is unsafe. 

We thank you for the opportunity to submit this report.  If you have any questions, please do 
not hesitate to call. 

 
Regards, 
VanBoxmeer & Stranges  
Engineering Ltd.   

 
Rick Stranges, P. Eng. 
Vice-President 
RAS/ras 
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PML Ref.: 19LM005
Report: 1

June 13, 2019 

Ms. Martha Leach 
JAM Properties 
180 Cheapside Street 
London, Ontario 
N6A 1Z8 

Dear Ms. Leach

 
Concrete Coring and Testing 
123 Queens Avenue 
London, Ontario

Souzan Dabbagh, M.Eng, P.Eng. 
Discipline Manager – Inspection and Testing 
and Geotechnical Services

SD:ak

Enclosure(s) : 4

Peto MacCallum Ltd. (PML) visited the referenced project site on June 13, 2019, at the request of Mr. Michael Hatt 
of VanBoxmeer & Stranges Engineering Limited, to extract a number of concrete core samples to be submitted to 
PML’s laboratory for compressive strength testing, to assist in the analysis on the structural integrity of the noted 
concrete building.

Upon arrival at the site, located at 123 Queens Ave, London, Ontario, it was observed that the building is an old 
concrete building with obvious signs of severe cracking in the walls and the suspended floor slab area. Inspection 
of the suspended floor slab, at some areas, indicated that a thin layer of asphalt with approximate thickness of 25 
mm was overlying the concrete floor slab where rebar was observed at approximately 150 mm from top of the 
slab. Upon trying to core-drill, the concrete crumble and broke into pieces. 

Based on our observations during the attempt to extract core samples for testing, the slab concrete has 
deteriorated to the extent that sound (or intact) concrete core samples could not be extracted. The fact that the 
concrete easily crumbled into pieces upon core-drilling is indicative of deteriorated concrete with extremely low 
compressive strength. From a concrete material view point, the concrete slab is not suitable for the purpose for 
which the structure was designed. A structural analysis/evaluation should be carried out to assess the remaining 
service life, if any.

As a result and based on our discussions with Mr. Hatt who was present at the site during our visit, no concrete 
coring was performed at the noted concrete building.

Photographs showing the observed poor concrete condition in the building are attached for reference.

Should you have any questions regarding the information presented, please contact our office.

Sincerely

Peto MacCallum Ltd.

4023 Meadowbrook Drive, Unit 103. London, Ontario N6L 1E6
Tel: (519) 203-7500

E-mail: kitchener@petomaccallum.com
BARRIE, COLLINGWOOD, HAMILTON, KITCHENER, LONDON, TORONTO

1 cc: JAM Properties (email only)
1 cc: Van Boxmeer & Strangers Engineering Limited (email only)



4023 Meadowbrook Drive, Unit 103. London, Ontario N6L 1E6
Tel: (519) 203-7500

E-mail: kitchener@petomaccallum.com
BARRIE, COLLINGWOOD, HAMILTON, KITCHENER, LONDON, TORONTO

Concrete Coring
19LM005, Report No. 1 
June 13, 2019.

APPENDIX A
Site Photographs



Concrete Coring - 123 Queens Avenue, London, Ontario 
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Photograph No. 1 – Severe Concrete Floor and Wall Cracks 



Concrete Coring - 123 Queens Avenue, London, Ontario 
PML Ref.:  19LM005, Report: 1, June 13, 2019 

Photographs, Page 2 of 4 

Photograph No. 2 – Asphalt Layer Overlying the Poor Concrete Floor Slab 



Concrete Coring - 123 Queens Avenue, London, Ontario 
PML Ref.:  19LM005, Report: 1, June 13, 2019 

Photographs, Page 3 of 4 

Photograph No. 3 – Overall Picture Showing Poor Concrete Floor and Wall Conditions 



Concrete Coring - 123 Queens Avenue, London, Ontario 
PML Ref.:  19LM005, Report: 1, June 13, 2019 

Photographs, Page 4 of 4 

Photograph No. 4 – Broken Pieces/Crumble of Concrete Floor Showing Unsuitable Coring 

Conditions  
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Figure 1 - 3D Model 
 
 
 

 

Figure 2 - Roof Framing Plan 
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Figure 3 - 3rd Floor Framing Plan 
 
 
 

 

Figure 4 - Gridline 1 Elevation 
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Figure 5 - Gridline 5 Elevation 

 

Figure 6 - Gridline H Elevation 
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Analysis Results 
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LOCATION V: ETABS Results for Wall on Gridline 1 From B to C 
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LOCATION V: S-Concrete Results for Wall on Gridline 1 From B to C – Page 1 
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LOCATION V: S-Concrete Results for Wall on Gridline 1 From B to C – Page 2 
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LOCATION W: ETABS Results for Wall on Gridline 5 From A to C 
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LOCATION W: S-Concrete Results for Wall on Gridline 5 From A to C – Page 1 
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LOCATION W: S-Concrete Results for Wall on Gridline 5 From A to C – Page 2 
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LOCATION X: S-Concrete Results for Wall on Gridline 5 From D to E – Page 1 
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LOCATION X: S-Concrete Results for Wall on Gridline 5 From D to E – Page 2 
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LOCATION Y: S-Concrete Results for Wall on Gridline 5 From F1 to F2 – Page 1 
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LOCATION Y: S-Concrete Results for Wall on Gridline 5 From F1 to F2 – Page 2 
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LOCATION Z: S-Concrete Results for Wall on Gridline H From 1 to 2 – Page 1 
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LOCATION Z: S-Concrete Results for Wall on Gridline H From 1 to 2 – Page 2 
 
 




