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Detail images showing interior view to stone masonry foun-
dation at south dirt floor area, including wood framing and
trim members [RIGHT and BELOW RIGHT], and evidence
of water infiltration through stone at west center door west
jamb [BELOW LEFT].

First level wood floor framing runs north-to-south, while at-
tic level floor and roof framing is oriented east-to-west.  It is
presumed that second level floor framing also runs east-to-
west - this perpendicular arrangement may be the root of
stress in the exterior multi-wythe brick masonry.
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Interior Stone Masonry - Detail images depicting
the condition of stone masonry foundation sys-
tem, including head of west center door and lin-
tel [ABOVE] to south dirt floor area, and at typical
clerestory window head [RIGHT].

4

Detail images depicting the condition of first floor wood framing members off-set from stone masonry
foundation system and bearing on steel clip angle [ABOVE LEFT], and typical clerestory window
sash frame [ABOVE RIGHT] and stone masonry jamb and sill opening.
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Existing interior stone masonry in lower level [ABOVE
and BELOW TWO], and entry door to janitor’s closet
in lower level [RIGHT] - note low clearance of ceiling
to top of modified door frame.

Interior stone masonry wall conditions at the central
corridor in the home’s lower level suggest that hydro-
static pressure has forced ground water through the stone
foundation walls (original) and concrete floor slab (ca.
1969) in this area.
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Existing  ground  level  utility  closet  [ABOVE  and
LEFT] - note deteriorated domestic water heater
and detritus on ground.  The electric water heater
has corroded through its tank, and is no longer ser-
viceable.

4

Existing ground level toilet [ABOVE LEFT and ABOVE RIGHT].  It appears that hydrostatic pressure
has forced ground water through the stone foundation wall and up through the floor slab in this area.
It is believed that the below-floor plumbing may no longer be serviceable.
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Existing ground level office.

Interior Stone Masonry - Detail images depicting the condition of stone masonry foundation system,
including settlement cracking at NE flue base and east wall [ABOVE LEFT and RIGHT].
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Interior Stone Masonry - Detail images depicting the
condition of stone masonry foundation system, including
settlement cracking at north wall [ABOVE LEFT], and view
to masonry stair conditions at ground level cellar entry
[RIGHT].

Detail images depicting the condition of stone masonry
foundation system, including washed out mortar joints and
effloresced stone units in mechanical room west wall [LEFT
and ABOVE RIGHT].  Note the quantity of detritus on the
floor, as well as the rusted base of HVAC equipment.
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Exterior Wood Decks, Railings and Trim - Detail images
depicting the condition of wood decking, trim, railings, and
juncture to brick masonry at east two-level porch.
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Exterior Wood Decks, Railings and Trim - Detail images depicting the condition of wood decking,
trim, railings, and juncture to brick masonry at east two-level porch.  At a minimum, this report would
recommend the refurbishment of all wood carpentry items to include new finish.
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Exterior Wood Decks, Railings and Trim - Detail images
depicting the condition of wood decking, trim, railings, and
juncture to brick masonry at west two-level porch.
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Detail images depicting the condition of wood deck-
ing, trim, railings, and juncture to brick masonry at
west two-level porch.  It is the understanding of this
report that both the east and west porches were re-
constructed ca. 1970.
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Exterior Wood Decks, Railings and Trim
- Detail images depicting the condition of
wood decking, trim, railings, and juncture to
brick masonry at west two-level porch.
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Detail view to typical cornice, column cap and trim
area that would be recommended for anti-bird devic-
es to be installed [LEFT].

4

Detail views showing ground level exterior mechani-
cal room door [TOP RIGHT, BOTTOM RIGHT and
BOTTOM LEFT].
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View to south showing existing attic conditions - seismic
bracing would be recommended to provide additional load-
ing surface for existing rafters at the tops of masonry walls.

Roof Construction - Detail images show the existing roof system at the attic level, including typical dou-
ble 2x12 beam running from north to south exterior bearing walls [BOTTOM LEFT], and interior masonry
conditions at attic level [BOTTOM RIGHT].
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Detail images depicting condition of existing insulation in
attic level floor joist spaces, sheet metal and other debris
to be removed [LEFT and ABOVE] and supply air ducting
design with partially insulated risers and main plumbing
stack [BELOW RIGHT].
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Detail image of obstructed roof hatch from attic lev-
el interior - hatch was likely concealed during ca.
1970 renovation work, and would be recommended
for re-opening to perform future maintenance and /
or roof replacement work.
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Roof Construction - Detail images show the existing roof
system at attic level, including splice in typical double 2x12
beam running from north to south exterior bearing walls,
and interior masonry conditions at attic level [TOP LEFT and
ABOVE].

Cracks in existing plaster at 2nd floor (bot-
tom).
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Deterioration of plaster at typical interior wall, believed
to be due primarily to trapped condensation on sheet
metal ducting and from metal supply air diffuser.  There
are  also  several  cracks  and  areas  of  gassed  plaster
throughout Hanley House’s interior which have been caused by structural movement, and by the
routine and unchecked infiltration of storm water [ABOVE LEFT and ABOVE RIGHT].

Air Flow Diagram - Detail sketch [ABOVE] depicts the proposed renova-
tion design for an HVAC air system.  Due to the condition of existing ceil-
ings, and the parallel need for an updated bulding mechanical system,
the recommendation of the report would be to construct new clouds in
each room that would conceal the existing (deteriorated) ceiling while al-
lowing for installation of new supply air duct.  Likewise, the design would
eliminate metal diffusers and grilles from various interior walls.

Detail images depicting ca.
1970 steel clip angles at first
level floor framing.
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Typical exterior door conditions, at second level interior
[TOP LEFT], first level main entry east [TOP RIGHT], and
second level entry east [LEFT].

Interior Wood Trim -  detail  view to typical  first  level  north (south side equal)  window casing and trim
[BOTTOM RIGHT].
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Interior windows and casing to be repaired.

4

Detail image of interior plaster deterioration, includ-
ing SW corner of Hanley House on face of flue ad-
jacent to closet [ABOVE LEFT], and typical settle-
ment cracking from corners of fenestration on first
level [RIGHT].
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Detail views to typical existing furnace [LEFT] and water
cooled consenser [ABOVE] units in ground level mechani-
cal room, and existing typical floor drain in mechanical
room [BELOW LEFT] for discharge of cooling water.  These
units are at the end of their serviceable life - it is the recom-
mendation of this report that these units be replaced.

Mechanical (HVAC) Systems -  Detail  view to  ex-
isting sheet metal combustion air ducting design
[RIGHT] - this is likely to be considered a code vio-
lation if the Hanley House is significantly renovated
and operated as a museum structure.



page 73

section

Electrical Distribution
Panel and Circuitry - De-
tail view to existing non-
code complying panel
and  meter  [LEFT],  and
abandoned conduit in
ground level west wall
[ABOVE].

4

Mechanical (HVAC) Systems -  Detail
view to existing non-functioning humidi-
fier unit [RIGHT].
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Existing duct routing.

Existing duct routing.

section

4



page 75

section

4

Miscellaneous duct conditions.

Miscellaneous duct conditions.
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Electrical outlet conditions (above).
Existing HVAC controls (right).

Existing can lighting to be removed, interior (left) and exterior (right).
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 Existing fire alarm system and egress signage.

4

Existing domestic water heater (left) and booster pump (right).
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Existing roof of Summer Kitchen.

Existing parapet and chimney of Summer Kitchen.
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Existing gutter system and downspouts.
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Existing gutter system and downspouts.
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South Elevation Summer Kitchen - Detail image to
right shows settlement crack at south end east para-
pet wall, while detail image below shows typical failed
mortar joints at middle SE corner.

North Elevation Summer Kitchen - Above detail im-
age shows deterioration of clay brick masonry due to
impact from lawn sprinkler - masonry units are discol-
ored and joints are failing.  Detail image to left shows
typical rotted wood cladding at eave and gutter.
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Brick existing conditions at Summer Kitchen.

Brick existing conditions.
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Brick existing conditions at Summer Kitchen.

Brick existing conditions.
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Exterior Windows and Wood Trim - Various images depict-
ing wood shutters in need of repair at the Summer Kitchen.

4

Summer Kitchen brick mould stops at subsill,
which is strong evidence that  these and pos-
sibly other windows throughout the Hanley
House and Summer Kitchen were replaced
during the ca. 1970 renovation scope.
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Exterior wood door and frame conditions at Summer
Kitchen.

Stone  foundation  cracked  and  in  need  of  re-
pair.
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Stone foundation existing conditions.

Exterior wood deck, existing conditions.
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5: Building Stabilization and Refurbishment Recommendations

This study sought primarily to investigate the existing condition of the Hanley House site
through documentation of all building architectural elements, structural systems, and mechani-
cal and electrical systems.  The process of examination and analysis conducted at the main
house and its outbuilding was then intended to precipitate a list of prioritized recommendations
for construction of refurbishment and future capital maintenance.

To expound, the recommendations were thereafter intended to serve as a framework for the
Owner as work may be undertaken to stabilize, preserve, and / or refurbish the existing Hanley
House and its outbuilding.  Recommended work items were each carefully reviewed in the con-
text of potential relative impact on the integrity of the exterior envelope, the priority with which
such work would be recommended for execution, and economies of scale which might be pres-
ent if conducted in conjunction with other scopes of work.  Also considered were the types and
conditions of existing historic materials and methods of assembly which might dictate what type
of replacement or renovation work be performed.

Two specific appendices to the report  were generated.  Entitled “Assessment Summary” and
“Architectural  Report”,  these  appendices  provide  a  consolidated  listing  of  all  recommended
scopes of work in explicit fashion, denoting units, line-items and sub-line-items, location of pro-
posed scope of work, estimated cost, and recommended priority of importance.

The portion of report which follows is intended to dissect particular aspects of recommended
scopes of stabilization work - these issues and aspects are items whose execution is deemed
critical to the longevity and integrity of the Hanley House site, but which might be accomplished
in a spectrum of manners and at a variety of cost.  As such, the following comparisons and con-
tracts are believed to merit additional discussion and consideration by the Owner.

Roof System

The original roof system on the Hanley House appears to have been a heavy cedar shake on
split sheathing.  (Although access to underside of the Summer Kitchen roof was not possible at
the time of this report, the structures being built immediately adjacent and concurrent suggests
that both would have had the same roof system and finish.)

In ca. 1970, when the site was refurbished, it  appears that an alternative roof system was in-
stalled on the main house.  (From outward appearances, it is presumed that the same alterna-
tive roof system was installed at the outbuilding).  Maybe out of fire-resistance concerns, or
perhaps simply to stave off the maintenance and upkeep required by a wood shake roof, the
use of a composite tile (Bel-Air by Johns-Manville Co., an asbestos-cement tile) necessitated
the bolstering of roof framing and the addition of new structural members in order to carry the
increased roof system load (more than twice that of the original wood).

It should be noted that, although indirectly related to the roof, the cracking of interior plaster at
corridor walls on the first and second floor levels is attributable to the ca. 1970 added structural
members, which placed a load on the tops of these partitions but provided no column or other
mechanism to transfer the weight of the roof downward to the foundation.
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Roof System cont’d

In order to more closely match what appears to have been the original material and design, to
align with historical and stylistic integrity, and to comply with the applicable building codes, this
report initially sought to recommend a heavy cedar shake roof for replacement of the existing
asbestos-cement tile roof.

Such a replacement roof system would provide an attractive and authentically rustic appear-
ance, and would offer additional benefits such as increased attic level ventilation, alleviation of
roof weight loading on interior corridor partitions (and so the ability to repair the plaster), and
use of a fire-resistive roof system to offer greater protection from incidental fires.

1. Heavy fire-retardant split cedar shake - as recommended - see appendix.

Nonetheless, alternative options to consider for roof system replacement include:

2. Medium fire-retardant split cedar shake - see appendix; similar to the heavy shakes,
this design would be code compliant, but would create a more uniform (and therefore less
authentic) appearance at the wood shake edges.

3. Vermont S-2 green slate roof - see appendix.

Although the slate finish roof would offer the longest relative lifespan of the three roof systems,
it would be the least appropriate (of the above options) in terms of matching what is believed
to be the original  roof  design.   That  being said,  cedar  shake finish roofs  can last  for  several
decades if properly maintained - they require adequate ventilation, proper installation (spacing
of shakes and types of fasteners, primarily), and replacement when individual shakes become
damaged or fail.

Per options no. 1 and 2 above, it should be noted that a ventilated, modern cedar shake design
would provide markedly increased longevity when compared with a traditional design - on the
order of 25-65% added life.  Whereas a typical cedar shake design (see diagrams section 4)
might provide 25-30 or more years of (warranted) life, a ventilated, modern shake design might
provide 35-50 years of (warranted) life.  Cost for a ventilated system would also be higher, due to
increased roof framing material and labor to create additional air flow - these added costs might
be 15-30% over and above the cost of a typical cedar shake finish roof system.

Also, as posed by the Hanley House Council, a composite (asphalt) shingle roof finish system
would likely be only 12-18% of the comparative typical cedar shake system.

In order to further compare each of the various roofing options, a relative, pro-rated rough order-
of-magnitude cost for each type of roofing system is included below:

1. Heavy fire-retardant split cedar shake - as recommended  $   87,757.73

2. Medium fire-retardant split cedar shake -  $   84,864.62

3. Vermont S-2 green slate roof -  $ 105,598.59

4. Laminated composite asphalt shingle - $   15,796.39
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Sheet Metal Flashing, Gutter and Downspout Systems

Part and parcel to any scope of roof replacement at the Hanley House site, it would be advis-
able to verify and repair the gutter and downspout, and sheet metal flashing systems.  The logic
being that the new roof would far outlive the existing but older flashings.  When a leak or fault
would develop in the future, it would be somewhat indistinguishable whether the penetration
of storm water was due to deteriorated flashings or failed roof materials (or both).  Assuming a
well-installed and maintained roof system, more than likely a leak or fault would be due to the
flashing no longer being serviceable.  The cost and ease of replacing the flashings while the roof
is being replaced make this a recommended scope of work.

Unfortunately, the degree to which repair might be required on the sheet metal gutter and down-
spout is difficult to establish without some destructive demolition.  So, for purposes of this
report, and after multiple observations during various weather conditions, a more conservative
approach has been taken: the recommendation is based on assuming a full replacement of
the flashings at the roof and masonry parapet wall, measurable repair to the box gutter, and full
replacement of the round-pipe downspout system (to include relocated seams and installation
of concealed clean-outs at each side of the main house and outbuilding).

The storm water collection boots would also be recommended for refurbishment.   At a mini-
mum, this would accomplish a scoping and clearing of all underground storm water collection
lines, but could be expanded to remove and replace the clay boots.
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Exterior Windows and Doors

The condition of exterior windows and doors at the Hanley House site suggests that corrective
action be taken soon in order to avoid continued deterioration of individual components, and
catastrophic failure on a unit-by-unit basis.  Multiple viable options present themselves, in order
to deal with windows, and secondarily with the reduction of UV-light to the building interiors.

Contemporary construction methodologies offer the opportunity to replace windows and doors
to match existing units in all respects.  New window units could simultaneously present renewed
life and exterior appeal to the home, as well as the ability to improve insulating and functioning
aspects of building fenestration, thereby lowering consumption of resources due to reduction
of energy lost through glass.

That being said, the original method of fabricating and installing windows from ca. 1855 is virtu-
ally unchanged in more than one hundred and fifty years, and could still  be used to remove,
conserve, and re-set the existing windows in place.

1. Remove, conserve, and re-set existing windows - as recommended, $ 246,200.91
 this would likely include replacement of several window units in their entirety,
 since the condition of windows on the south side first floor level in particular
 are rotten past the point of conservation.

Alternative options to consider for the Hanley House site windows include the following:

2. Remove and replace existing windows with new - see appendix. $ 275,470.00

3. Re-glaze existing windows as required and apply UV film - this would $     7,930.68
 mainly be a temporary measure that would only serve to delay to complete
 failure of individual units.

In  order  to  better  compare  each  of  the  various  options  for  renovations  to  window  and  door
systems, a relative, pro-rated rough order of-magnitude cost for each type of window and door
system is included with each alternative heading.

Recommended scope of work to preserve the Hanley House site doors:

4. Remove, conserve, and re-set existing exterior doors - as recommended. $   45,630.79

An alternative option to consider for the Hanley House site doors:

5. Remove and replace existing exterior doors with new. $   33,073.88

At a minimum, it is suggested that efforts be undertaken to address window and door conser-
vation at the Hanley House in piece-meal fashion.  Although the cost of the work if performed
in batches over several years would likely be subject to a premium (due to mobilization costs,
discontinuity, work load fluctations, and even inflation), the benefit would far outwight the cost in
terms of preserving existing window units which are in most urgent need of repair.

1-ALT Remove, conserve, and re-set existing windows - as recommended, $ 307,751.14
 and per no. 1 above but executed in four phases over four years - assume
 a 25% premium if contracted up front with single window conservator.
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Exterior Clay Brick Masonry

The basic structural design of the Hanley House is quite typical for its location, origins, style of
architecture, and era of construction.  Interior floor and roof framing is wood dimensional lum-
ber; the framing runs either north-to-south or east-to-west (depending on the floor level), and
bears on the outside walls.

Exterior bearing walls are in turn constructed of clay brick masonry, and are multi-wythe (mean-
ing that they are more than a single-brick - or wythe - thick).  The brick units at the Hanley House
appear to be mostly original, with some areas demonstrating a partial infill of replacement brick
and / or mortar over the past 150-plus years.  The brick units which are visible on the building
exterior and in the attic level interior also appear to have been hand-made and fired, a process
which inherently creates a variation in brick size, color on exterior (fired) face, and durability.  It
has further been mentioned by Hanley House Council members that the home’s exterior brick is
alleged to have been manufactured on site, from a clay vein on the Hanley farmstead.

The exterior walls as erected are primarily in sound condition, with no (intentional) cavity for
water to drain through between the exterior surface brick and next wythe in from exterior.  The
original flat row-lock lintels and tie-back courses are evident in most places throughout the
exterior elevations, although on the east main entry side of the main house structure a wood
timber lintel design was used over six of the eight window openings.  The timber lintels on the
east elevation apepar to be intact but also appear to be incapable of carrying the masonry dead-
load bearing directly on them.  The typical exterior (exposed) wythe brick field is composed of
a standard running bond with tie-backs at every seventh course.

Typical  for  its  era  of  erection -  but  not  in  alignment  with  contemporary  construction practices -
window units themselves throughout the two structures appear to be doing all of the work to
support  the brick masonry of  the wall  above, rather than having a lintel  of  some sort  provide
structural  relief.   It  is  possible that the windows (other than on the east facade of the Hanley
House, where wood timber lintels are clearly visible) have a concealed wood lintel, but from the
appearance of the sagging, bowed, and cracking flat row-lock heads, it is likely that any original
lintels have failed long ago.  And, several windows (on the south elevation at First level windows,
and at the north elevation at Ground level windows) have had a steel angle lintel installed and
painted for concealment, suggesting that this deterioration has been on-going and noticeable
for some time.

Over time, efforts have been made to tuckpoint large and small areas of clay brick masonry (as
evidenced by the high points areas and top of parapet on the south elevation, and several spot
areas of new mortar throughout).  Likewise, several portions of brick and mortar - particularly
between first floor level window heads and second floor level window sills - have clearly been
removed and replaced with modern, machine-made brick and different mortar.

There remain, however,  several  areas of concern.  At the Hanley House, there is evidence of
rotation or torsion in the exterior walls, possibly caused by wood floor framing which runs in two
different directions, and which may have little or no room for expansion against the clay brick
walls.  Particularly obvious at the SW corner of the main structure, there is a similar condition at
the NE corner of the same structure, with lesser but similar conditions again at the east facade
of the Summer Kitchen.  To compound this issue, there appears to be a differential settlement
occurring at various points along the stone foundation.
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Exterior Clay Brick Masonry cont’d

There are also portions of the main home and its outbuilding which appear to have been ad-
versely affected by routine impact from lawn sprinklers, and / or lack of adequate drainage from
the attached wood porches, windows, trim, downspout attachments, etc.

The significance of all these exterior clay masonry wall issues is that, once storm water is able
to infiltrate a wall  through a small  fault,  it  can do large amounts of  damage.  Frequently,  this
damage goes unnoticed until an even bigger problem arises, as in the case of water that is able
to collect, then freeze-and-thaw repeatedly inside of a brick cavity or in a multi-wythe wall.  This
action is unseen on the outside of the wall until the destructive force of the water (as liquid) has
rotted the bricks, and broken and pushed them (as a solid) out of the wall.

Recommendations for the Hanley House site masonry include:

1. New steel lintels at east facing windows with timber lintels - this would include removal
and replacement of various cracked brick units, and new infill brick to conceal the steel
angle lintel; all outward appearances would remain the same as currently exist.

2. Cut-out and install sealant at settlement cracks and faults at SW, NE corners

3. Cut-out and tuckpoint / repair the parapet and high-points clay masonry

4. Cut-out and tuckpoint the East elevation solid

5. Cut-out and tuckpoint various open joints, holes, and hard-mortar areas - this would
address all areas of failed or missing mortar, as well as all portions of mortar which have been
tuckpointed in the past with cement mortar and which are too hard for the soft clay brick;
these areas of mortar are evidenced by the clay brick having broken or spalled faces.

6. Cut-out and tuckpoint the South, West, and North elevations solid

A question was raised by the Owner group, subsequent to analsyis of the structure, regarding
masonry toppings, coatings and treatments.  It is believed that the exterior brick masonry at
Hanley House was painted at one time, and so it was asked whether the brick ought be painted
to match original (historic) appearances.  It is the general opinion of this report that painting and
otherwise sealing clay masonry units and mortar can be detrimental to the natural outflow of
moisture from such a naturally porous set of materials, and likewise can inhibit regular expan-
sion and contraction of materials which are exposed to seasonal and freeze / thaw cycles.

Nonetheless, additional recommendations for the Hanley House exterior masonry include:

7. Install new breathable clay masonry sealer - as recommended, this would be most
advantageous and cost effective when applied to horizontal surfaces, such as the tops of
masonry parapets, but could also be used to generate a somewhat darkened, more uni-
form appearance at the exterior brick.

8. Install new translucent tinted coating - unlike a sealer product which would dry clear, a
tinted coating would have a definite pigment, and would harken back to the days of Greek
temples with polychromatic rustic paints applied throughout - it remains to be confirmed,
though, what period of the Hanley House’s use painted brick (if any) played a role.
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Exterior Wood Decks, Railings and Trim

Similar to the condition of exterior windows and doors at Hanley House, exterior wood decks,
railings and trim (including shutters) are in need of significant refurbishment, and / or replace-
ment.  The fundamental difference between these items and the exterior windows and doors,
though, is that decks, railings and trim items are not part of the exterior envelope, and therefore
do not (immediately) threaten the integrity of the masonry, the building interior, nor the building
foundation.  If left unaddressed, these items still pose a threat in that they could conceal aspects
of envelope deterioration, and likewise, could themselves fail and cause other damage.

Whereas stripping and painting of the exterior wood decks and railings might go a long way
to  preserving  these  various  trim  pieces,  this  report  is  aware  that  both  the  east  and  the  west
porches are not original to the house; rather, they are understood to have been rebuilt in the ca.
1970 package of renovations and were designed to replicate original construction.  Given the
presence of lead-based paint, and taking into account the cost of labor and abatement services,
the recommendation to address these items is therefore to replace them fully.

Prior to such wholesale demolition and replacement, it is acknowledged that the Owner desires
to continue to access the existing decks, if they are believed to be safe and secure.  It is here-
with  that  the structural  capacity  of  existing exterior  wood decks has been questioned by the
Owner group, with specific respect to allowable numbers of persons who could safely occupy
each deck.  As the condition and outwardly-apparent construction of the decks would suggest,
it is the opinion of this report that the four decks are likely to have been framed using modern,
kiln-dried (and possibly pressure treated) lumber.  Thus, despite noted “give” and movement in
each deck frame and cladding when occupied, it is presumed that they are sound to the extent
that they can be analyzed for loading from their outward dimension.

So, taking the actual deck area measurement(s), the actual (apparent; unverified due to full
enclosure) depth of deck framing, presuming a conservative live-load of 60 pounds-per-square-
foot (psf), and a dead-load of materials of 20 psf, it is believed that the east porch (each level)
could safely support a maximum of 9 adult persons.  Likewise, it is believed that the west porch
(each level) could hold a maximum of 12 adult persons.

While the code would require that reconstructed decks be capable of resisting a live-load of 100
pounds per square foot, it is difficult to calculate an actual loading capacity limit without explicit
knowledge of the existing framing.  Reconstruction of the decks, on the other hand, would
resolve this issue.  Regardless, it is recommended that the Owner install signage stating the
above-calculated occupancy limits, as a precaution against overloading.

The shutters at Hanley House are a mixture of original units that have been repainted over time,
and new units (presumably fabricated and installed ca. 1970).  The replacement shutters are
noted as not having replicated the mortise-and-tenon construction of the original shutters, and
not matching the dimensions of the originals entirely.  This report would therefore recommend
replacement of all replica shutters, and conservation of all existing original shutters.
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Mechanical, Plumbing and Electrical Systems

The majority of heating / ventilating / air conditioning (HVAC), plumbing, and electrical systems
and their components at the Hanley House and Summer Kitchen are modern systems, and
were retrofit into the ca. 1855 structure less than 40 years ago.  Installed in areas that were felt
to offer concealment and subtlety, the systems were designed to meet or exceed the standards
of manufacture and function for their time.  Several of the aspects of the retrofit systems have
outlived their useful lives, however, and are now liabilities to the home.  Some are even code de-
ficiencies, such as the lack of a single discoonect (shut-off switch) at the main electrical panel.

With the advent of contemporary mechanical, plumbing, and electrical (MPE) building codes,
the ability to improve the condition and safety of the house and its artifacts through a significant
package of engineering systems renovations, and the need to replace certain critical portions of
said systems (such as the HVAC condensing units), the scope  of MPE recommendations made
as part of this report is extensive.

Recommendations for the Hanley House MPE systems include:

1. New HVAC distribution system(s) - this would include new $        140,289.62
condensing units, furnaces, air handlers and coils, controls, and duct work,

 all with improved efficiencies.

2. New fresh air intake and exhaust design to comply with code $  included above

3. New electrical service and distribution - this would eliminate $           51,153.62
 electrical code deficiencies of a missing main disconnect, as well as
 aluminum and cloth covered conductors

4. New lighting and egress / emergency lighting

5. New sump-pump $  included below

6. New underfloor plumbing and toilet facility - this would eliminate a $  included below

 code deficiency, but would be a moot point if additional construction were to be
 proposed which would include toilet facilities; a variance might also address these items.

7. New domestic hot water heater $           19,209.87

In order to further compare each option and scope for recommended renovations to mechani-
cal and electrical infrasturcture systems, a relative, pro-rated rough order of-magnitude cost for
each heading of recommended work system is included with above.
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Mechanical, Plumbing and Electrical Systems cont’d

A comment was made by City of Clayton Parks and Recreation staff during analysis of the
structure regarding what possibility there would be of removing the metal supply air diffusers
and return air grilles found throughout Hanley House.  These items are clearly part of the retrofit
mechanical work that was performed several decades ago, and seem to go against the historic
character of the home.  Not to mention the fact that these metal air devices (and the attached
supply air duct that connects to them) are poorly insulated, and have allowed atmospheric con-
densation to occur, and thereby have led to deterioration of plaster and wall finishes in several
rooms (such damage from ducts “sweating” is primarily found on the home’s Second level).

Two further recommendations for the Hanley House mechanical design would be:

8. New supply air methodology - in addition to full replacement of HVAC system, construc-
tion of clouds in each of the Second level ceilings to better distribute and mix supply air

9. Alternative new HVAC distribution system(s) - in lieu of a typical HVAC system, a Small
Diameter High Velocity (SDHV) system could be considered - see appendix this item.

Fire Suppression System

A variety of systems and strategies exist for fighting fire in buildings, but the most universally ac-
cepted and relied upon is the automatic sprinkler system.  In museum and sensitive document
and artifact settings, though, the potential introduction of prodigious quantities of water into the
environment is not desirable.  The use of chemicals, “dry” systems (pressurized with air to avoid
leaks and freeze-burst issues in unconditioned spaces such as attics), and concealed means of
drainage in floors is the basis for this report’s recommendation for fire suppression.

Recommended fire suppression system for the Hanley House:

1. Automatic pre-action fire suppression system (to protect Hanley House and Summer
Kitchen) - this would include distribution to concealed side-wall heads in all aspects of
the existing construction, all necessary excavation and plumbing work, controls, devices,
testing and monitoring, and finish work to install.  The system would be addressable, and
would be zoned by room / area of the home.

 The above system would be charged with air to act as a safeguard.  Further, the system
would only engage in the event that conditions of a double fail-safe were met - heat and
smoke from a fire would have to be present.

A relative,  pro-rated  rough  order  of-magnitude  cost  for  the  above  heading  of  recommended
work to furnish and install a fire suppression system is: $        190,630.05

section

5
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section

Fire Suppression System cont’d

In discussion with the City of Clayton and the Hanley House Council, it was suggested that a
more robust and compartmentalized fire suppression system might be desirable.  As such, this
report has conceived of a second, combination-type automatic fire suppression system to offer
even greater safeguard against damage to the home and its artifacts in the event of a fire event.
Although not explicitly quoted by a fire suppression designer / contractor, this combination-type
of system is acknowledged to be significantly more expensive and complex, both in terms of its
layout and installation during construction, as well as its monitoring and controls during the life
and operation of Hanley House.  Nonetheless, it is a viable option to consider.

Alternative recommended fire suppression system for the Hanley House (in lieu of no. 1 above):

2. Combined automatic fire suppression system (to protect Hanley House and Summer
Kitchen) - this would include three discrete fire suppression systems, two with water and
one segregated system with a chemical discharge capacity.  A typical wet system would
be installed in the conditioned / non-public spaces (Ground level).  Then, a typical dry sys-
tem (charged with air to act as a safeguard against leaks, and with dedicated compressor)
would serve the unconditioned spaces (attic and porches).  Although a pre-action system
(per item no. 1 above) could be installed in said unconditioned / public spaces, it is not
believed to be necessary due to these areas not being used for storage of any irreplace-
able or historic items.

 It is noted, however, that the attic is directly above Second level artifact rooms, and so may
warrant consideration of a pre-action function.  Similar to the above, the pre-action dry
system would only engage in the event that conditions of a double fail-safe were met - heat
and smoke from a fire would have to be present.

 Lastly, a gas / chemical suppression system would be utilized in the artifact / public spaces
(First and Second levels - rooms and corridors).  Distribution to all fire suppression points
would be via concealed side-wall heads, meant to be as inconspicuous as possible.  And
similar  to  no.  1  above,  this  recommendation  would  include  a  scope  of  excavation  and
plumbing work, controls, devices, testing and monitoring, and finish work to install.

A relative,  pro-rated  rough  order  of-magnitude  cost  for  the  above  heading  of  recommended
work to furnish and install a fire suppression system is: $        266,882.07

This higer estimated cost represetns a roughly 40% premium over and above the recommended
system.

In further discussion with the City of Clayton and the Hanley House Council, it was suggested
that yet another alternative might warrant consideration in lieu of a full-fledged fire suppression
system.  This would consist of a full-time monitored, fire alarm and detection system with direct
connection to fire department for dispatch in the event of a fire.

Second alternative recommended fire detection system for the Hanley House (in lieu of no.s 1
and 2 above):

3. Full-time monitored fire-alarm and detection sysetm - an addressable system and all
electrical upgrades is already presumed to be required by code, but a more robust moni-
toring component and service would be suggested in lieu of fire suppression.

An estimated cost to monitor per the above on a yearly contract basis: $           8,500.00

5
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section

6: Rough-Order-Of-Magnitude Cost Estimate

Replace Existing Finish Roof and Flashings    $

Replace Existing Gutter and Downspout System   $

Replace  Existing  HVAC  System       $

Conserve Existing Exterior Windows and Doors    $

Exterior  Clay  Masonry  Refurbishment      $

Exterior  Stone  Masonry  Refurbishment      $

Replace Existing Exterior Wood Decks, Railings and Trim  $

Conserve Existing Exterior Wood Shutters    $

Replace Existing Electrical Distribution Panel and Circuitry  $

Upgrade  Existing  Fire  Alarm       $

Install Automatic Fire Suppression System    $

Sub-total (includes all recommended scopes of work)  $        892,014.34

General Conditions (General Contractor)    $         133,802.15

Overhead & Profit (General Contractor)     $ 89,201.43

Bond (General Contractor)      $ 17,840.29

Permits and Liability Insurance      $ 17,840.29

Sub-total        $     1,150,698.49

Builder’s Risk Insurance - assumed by Owner    $ not included

Site Observation and Testing - assumed by Owner   $ not included

Professional Design and Engineering Fee    $ 97,011.33

Construction Contingency at 7%     $ 62,441.00

Grand Total        $     1,310,150.82

It should be noted that the R-O-M cost estimate is considered valid for a construction start date
through spring of 2008.  This would require that the Owner solicit bids from interested general
contractors in the last quarter of 2007 / first quarter of 2008.  This report assumes a 9% escala-
tion in “hard cost” per annum every 12 months thereafter.

Refer to section 7 appendix 6 for cost quotes and scope descriptions written by contractors and
consultants who reviewed the existing conditions.
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7: Appendices

1

2

3

4

5

6

7

8

9

10

11

12

Assessment Summary

Architectural Report

Summary: Mechanical / Electrical Engineer Notes and Report

Summary: Structural Engineer Notes and Report

Circuit Panel Legend

Submitted Cost: Miscellaneous Estimates and Quotes

Specifications and Correspondence: Ca. 1970 Renovation

Existing Conditions Drawings

Plat Book Page: 7600 Westmoreland Avenue

Ordinance 3242: Site and Improvements

Not Used

Discussion of Addition to the Site

The following items represent related reports used by the architect, and documenta-
tion materials submitted by technical consultants for purposes of this investigation:
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Building Assessment Study
City of Clayton

July 16, 2007

Page 1 of 3

Martin Franklin Hanley House
7600 Westmoreland Avenue

Clayton, Missouri  63105

Estimated Order-of-
Magnitude Cost

HANLEY HOUSE
Exterior Issues
1 Replace roof system at all pitched roof X 63,282.83$
2 Refurbish gutter and downspout system X 11,040.00$
3 Preserve masonry parapet X 7,500.00$
4 Tuckpoint brick masonry at flues X 6,040.00$
5 Repaint exterior wood trim X 6,040.00$
6 Refurbish wood shutters X 17,201.00$
7 Refurbish wood sills at south elevation X 3,705.00$
8 Install steel lintels at south, north and west elevations X 11,050.00$
9 Refurbish window sashes and frames X 151,026.03$
10 Refurbish exterior doors and frames X 22,850.00$
11 Repair brick at south elevation X 6,150.00$
12 Tuckpoint south-facing brick masonry above box gutter line X 1,750.00$
13 Tuckpoint south-facing brick masonry below box gutter line X 10,050.00$
14 Tuckpoint east-facing brick masonry X 7,950.00$
15 Repair brick at north elevation X 6,300.00$
16 Tuckpoint north-facing brick masonry above box gutter line X 1,750.00$
17 Tuckpoint north-facing brick masonry below box gutter line X 3,250.00$
18 Tuckpoint west-facing brick masonry X 7,450.00$
19 Refurbish exterior of stone masonry foundation X 36,250.00$
20 Refurbish interior of stone masonry foundation X 2,150.00$
21 Apply clear seal coat at exterior brick masonry X 2,560.00$
22 Paint brick masonry X 6,210.00$
23 Refurbish east wood gable and two-level porch X 22,556.00$
24 Refurbish west wood two-level porch X 21,456.00$
25 Install anti-bird devices throughout X 2,250.00$
26 Replace ground-level mechanical room exterior door X 1,110.00$
27 Line not used -$
28 Line not used -$

Hanley House Interior Issues
29 Improve existing hatch and access to pitched roof X 460.00$
30 Restore interior masonry walls at attic level X 4,080.00$
31 Remove debris from attic level X 440.00$
32 Augment insulation in attic level framing X 2,871.20$
33 Install seismic bracing per design in attic level framing system X 6,632.00$
34 Bolster roof framing at bearing walls X 11,544.00$
35 Install seismic bracing per design in second level framing system X 6,745.00$

ASSESSMENT SUMMARY

and Proposed Solutions
Items of Prioritized Capital Maintenance Priority
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Building Assessment Study
City of Clayton

July 16, 2007

Page 2 of 3

Martin Franklin Hanley House
7600 Westmoreland Avenue

Clayton, Missouri  63105

Estimated Order-of-
Magnitude Cost

ASSESSMENT SUMMARY

and Proposed Solutions
Items of Prioritized Capital Maintenance Priority
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Hanley House Interior Issues continued
36 Install seismic bracing per design in first level framing system X 6,745.00$
37 Ceiling renovations for new HVAC design X 22,435.20$
38 Refurbish interior doors and frames X 24,957.50$
39 Finish carpentry and paint work at windows X -$
40 Plaster refurbishment at wall cracks X 4,080.00$
41 Line not used -$
42 Line not used -$

Hanley House Systems Issues
43 Replace HVAC system and source ducting X 30,830.00$
44 Terminate underground ducting to Summer Kitchen X 260.00$
45 Modify existing combustion and fresh-air duct routing X 6,223.00$
46 Modify existing supply duct routing X 18,480.00$
47 Refurbish existing supply and return duct routing X 7,795.00$
48 Replace HVAC controls X 7,000.00$
49 Replace electrical service X 2,710.00$
50 Relocate electrical meter X 1,335.00$
51 Replace in-wall electrical conductors and outlets X 13,820.50$
52 Augment electrical egress lighting system per code X 5,120.00$
53 Augment fire alarm system per code X 9,120.00$
54 Replace recessed can lighting design X 6,475.00$
55 Replace domestic hot water heater X 1,590.00$
56 Verify function of domestic water booster pump X 280.00$
57 Install sump pit and pump X 2,500.00$
58 Replace underfloor plumbing at ground level X 6,570.00$
59 Refurbish toilet room in ground level X 2,800.00$
60 Close floor drain in unexcavated ground-level area X 280.00$
61 Reconfigure lawn sprinkler system heads X 960.00$
62 Route-out below-grade storm water lines X 600.00$
63 Test and balance HVAC system X 2,500.00$
64 Install new automatic pre-action fire suppression system X 129,800.00$



Building Assessment Study
City of Clayton
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Page 3 of 3

Martin Franklin Hanley House
7600 Westmoreland Avenue

Clayton, Missouri  63105

Estimated Order-of-
Magnitude Cost

ASSESSMENT SUMMARY

and Proposed Solutions
Items of Prioritized Capital Maintenance Priority
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SUMMER KITCHEN
Exterior Issues
65 Replace roof system at all pitched roof X 23,571.66$
66 Refurbish gutter and downspout system X 4,450.00$
67 Preserve masonry parapet X 4,950.00$
68 Tuckpoint brick masonry at flue X 1,450.00$
69 Repaint exterior wood trim X 2,160.00$
70 Wood cladding refurbishment at south roof overhang X 1,000.00$
71 Refurbish wood shutters X 2,269.00$
72 Refurbish window sashes and frames X 9,722.17$
73 Refurbish exterior doors and frames X 8,220.00$
74 Tuckpoint and repair south-facing brick masonry X 7,500.00$
75 Tuckpoint and repair east-facing brick masonry X 3,750.00$
76 Tuckpoint and repair north-facing brick masonry X 6,050.00$
77 Tuckpoint and repair west-facing brick masonry X 4,350.00$
78 Refurbish exterior of stone masonry foundation X 1,650.00$
79 Apply clear seal coat at exterior brick masonry X 1,026.00$
80 Paint brick masonry X 1,400.00$
81 Refurbish south deck X 5,102.00$
82 Line not used -$
83 Line not used -$

Summer Kitchen Interior Issues
84 Install new hatch and access to attic space X 1,110.00$
85 Augment insulation in attic level framing X 1,342.40$
86 Install seismic bracing per design in attic floor framing system X 2,685.33$
87 Plaster refurbishment at wall cracks X 3,840.00$

Summer Kitchen Systems Issues
88 Replace HVAC system and source ducting X included with HH reno.

89 Terminate underground ducting to Summer Kitchen X included with HH reno.

90 Replace HVAC controls X included with HH reno.

91 Replace in-wall electrical conductors and outlets X 3,440.50$
92 Augment electrical egress lighting system per code X 1,930.00$
93 Augment fire alarm system per code X 2,080.00$
94 Reconfigure lawn sprinkler system heads X included with HH reno.

95 Route-out below-grade storm water lines X included with HH reno.

96 Test and balance HVAC system X included with HH reno.

97 Install new automatic pre-action fire suppression system X included with HH reno.



Building Assessment Study
City of Clayton

July 16, 2007

Page 1 of 2

Martin Franklin Hanley House
7600 Westmoreland Avenue

Clayton, Missouri  63105

Estimated Order-of-
Magnitude Cost

HANLEY HOUSE
High Priority Assessment Scope Construction Cost Estimate 419,054.23$

*
Medium Priority Assessment Scope Construction Cost Estimate 255,592.33$

*
Low Priority Assessment Scope Construction Cost Estimate + 112,318.70$

*

HANLEY HOUSE Assessment Scope Estimate Sub-Total 786,965.27$

SUMMER KITCHEN
High Priority Assessment Scope Construction Cost Estimate 41,387.51$

*
Medium Priority Assessment Scope Construction Cost Estimate 47,574.56$

*
Low Priority Assessment Scope Construction Cost Estimate + 16,087.00$

*

SUMMER KITCHEN Assessment Scope Estimate Sub-Total 105,049.07$

Items of Prioritized Capital Maintenance

ASSESSMENT SUMMARY

and Proposed Solutions

Addresses all recommended high priority Architectural, Structural, and MEP/FP
Systems issues at Hanley House only

Addresses all recommended medium priority Architectural, Structural, and MEP/FP
Systems issues at Hanley House only

Addresses all recommended low priority Architectural, Structural, and MEP/FP
Systems issues at Hanley House only

Addresses all recommended high priority Architectural, Structural, and MEP/FP
Systems issues at Summer Kitchen  only

Addresses all recommended medium priority Architectural, Structural, and MEP/FP
Systems issues at Summer Kitchen only

Addresses all recommended low priority Architectural, Structural, and MEP/FP
Systems issues at Summer Kitchen only



Building Assessment Study
City of Clayton

July 16, 2007

Page 2 of 2

Martin Franklin Hanley House
7600 Westmoreland Avenue

Clayton, Missouri  63105

Estimated Order-of-
Magnitude Cost

Items of Prioritized Capital Maintenance

ASSESSMENT SUMMARY

and Proposed Solutions

HANLEY HOUSE Assessment Scope Estimate Sub-Total 786,965.27$

SUMMER KITCHEN Assessment Scope Estimate Sub-Total 105,049.07$

Aggregate Prioritized Assessment Scope Estimate Sub-Total 892,014.34$
*

Project Overhead, Fee, and General Conditions Cost Estimate 258,684.16$
a 133,802.15$
b 89,201.43$
c 17,840.29$
d 17,840.29$
e Excluded from estimate - assumed by Owner

Project Design Cost Estimate 97,011.33$
a 14,500.00$
b 62,441.00$
c 8,920.14$
d 11,150.18$

Construction Scope Contingency + 62,441.00$
*

Grand Total Assessment Scope Construction Cost Estimate 1,310,150.82$
*

MEP/FP Engineer

Assessment Report Consultant

Addresses all recommended construction hard and soft cost for prioritized assessed
issues at Hanley House and  Summer Kitchen

Addresses all recommended Architectural, Structural, and MEP/FP Systems issues at
Hanley House and  Summer Kitchen

General Contractor's Profit and Fee
Performance & Payment and Labor & Material Bonds

Field Supervision and General Contractor's Project Manager / Overhead Expense

Permits and Liability Insurance
Builder's Risk Insurance (Project Specific)

7% of Aggregate Prioritized Assessment Scope Cost Estimate

Architect / Historical Consultant
Structural Engineer



Building Assessment Study
City of Clayton

July 16, 2007

Page 1 of 9

Martin Franklin Hanley House
7600 Westmoreland Avenue

Clayton, Missouri  63105

Quant. Unit Budget Calculations

HANLEY HOUSE
Exterior Issues
1 Replace roof system at all pitched roof

Demolish and dispose existing finish cement roof tiles 1,313 sq.ft. 1.40$ sq.ft. 1,838.59$
Access for seismic bracing at attic framing level 1 qty. 350$ qty. 350.00$
Misc. sheathing repairs and replacement 1 qty. 600$ qty. 600.00$
Install new low-profile vent system and sleeve at vent stack 1 qty. 740$ qty. 740.00$
Install new 15 lb. felt and water / ice shield at eaves 0 qty. -$ qty. included with below
Install new 16 oz. copper step flashings with sealed reglet 0 qty. -$ qty. included with below

vs. 1 Install new heavy split cedar shake finish roofing 1,313 sq.ft. 45.50$ sq.ft. 59,754.24$
X Install new medium split cedar shake finish roofing 1,313 sq.ft. 44.00$ sq.ft. 57,784.32$
X Install new Vermont S-2 slate tile roofing 1,313 sq.ft. 54.75$ sq.ft. 71,902.08$

2 Refurbish gutter and downspout system
X Miscellaneous patch repairs and sealant work at box gutter 1 qty. 1,540$ qty. 1,540.00$

vs. Remove and replace 20 oz. copper liner at box gutter 1 qty. 4,610$ qty. 4,610.00$
Remove and re-hang west gutter at low-slope roof 1 qty. 1,290$ qty. 1,290.00$
Remove and replace pipe downspouts - to include expansion 1 qty. 4,800$ qty. 4,800.00$
Inspect and verify below-grade storm-water boots 1 qty. 340$ qty. 340.00$

3 Preserve masonry parapet
Remove and replace cracked or damaged brick units 1 qty. 850$ qty. 850.00$
Cut-out and point solid with type 'N' or softer mortar 1 qty. 3,250$ qty. 3,250.00$
Cut-out and install rod and sealant at corbeled joints 1 qty. 2,050$ qty. 2,050.00$
Clean and seal exterior brick masonry - top of parapet 1 qty. 1,350$ qty. 1,350.00$

4 Tuckpoint brick masonry at flues
Remove and replace cracked or damaged brick units 1 qty. 1,440$ qty. 1,440.00$
Cut-out and point solid with type 'N' or softer mortar 1 qty. 4,600$ qty. 4,600.00$

5 Repaint exterior wood trim
Strip, clean, and prepare exterior wood trim 1 qty. 1,920$ qty. 1,920.00$
Miscellaneous patch repairs at cornice and face trim 1 qty. 1,300$ qty. 1,300.00$
Prime and paint per design for restoration 1 qty. 2,880$ qty. 2,880.00$

6 Refurbish wood shutters
Remove and preserve for reuse existing wood shutters 1 qty. 1,950$ qty. 1,950.00$
Restore existing hardware - remove, strip, reclad, and reinst. 1 qty. 5,526$ qty. 5,526.00$
Conserve, refurbish, strip and repaint wood shutters 1 qty. 7,028$ qty. 7,027.50$
Re-install wood shutters on existing hardware 1 qty. 2,698$ qty. 2,697.50$

7 Refurbish wood sills at south elevation
Remove and dispose existing sill and overlay construction 1 qty. 975$ qty. 975.00$
Replace wood sill to match existing exposed wood design 1 qty. 2,050$ qty. 2,050.00$
Prime and paint sill per design for restoration 1 qty. 680$ qty. 680.00$

8 Install steel lintels at south, north and west elevations
X Remove and replace brick to allow access for retro-fit lintel 1 qty. 7,800$ qty. 7,800.00$

Install painted steel angle lintel with flashing at window heads 13 lintel 250$ lintel 3,250.00$
9 Refurbish window sashes and frames

X Install UV protectant film on existing windows - double-hung 1 qty. 5,400$ qty. 5,400.00$
vs. X Remove existing window sashes and protect openings 0 qty. -$ qty. included with below

X Refurbish existing sills at exterior - assumes 40% replacemt. 1 qty. 12,240$ qty. 12,240.00$
Prime and paint exterior window finish per design for restor. 0 qty. -$ qty. included with below

X Associated finish work per window design - see interiors 0 qty. -$ qty. included with below
X Conserve existing window sashes and reinstall 1 qty. 121,488$ qty. 121,488.03$

Install new painted brickmould and sealant at exterior 1 qty. 4,968$ qty. 4,968.00$

Cost per Unit

ARCHITECTURAL REPORT

Line Item with General Notes
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Martin Franklin Hanley House
7600 Westmoreland Avenue

Clayton, Missouri  63105

Quant. Unit Budget CalculationsCost per Unit

ARCHITECTURAL REPORT

Line Item with General Notes

Hanley House Exterior Issues continued
vs. Remove and dispose existing window sashes - double-hung 24 unit 300$ unit 7,200.00$

Remove and dispose existing window sashes - clerestory 4 unit 75$ unit 300.00$
Conserve frames and interior trim in place - double-hung 1 qty. 2,400$ qty. 2,400.00$
Conserve frames and interior trim in place - clerestory 1 qty. 600$ qty. 600.00$

X Refurbish existing sills at exterior - assumes 40% replacemt. 1 qty. 12,240$ qty. 12,240.00$
Fabricate and deliver new sashes - double-hung and clere. 1 qty. 98,122$ qty. 98,122.46$

X Install new sashes in existing frames - double-hung 24 unit 925$ unit 22,200.00$
Install new sashes in existing frames - clerestory 4 unit 325$ unit 1,300.00$
Install new painted brickmould and sealant at exterior 1 qty. 4,968$ qty. 4,968.00$
Paint exterior window finish per design for restor. 1 qty. 7,200$ qty. 7,200.00$
Associated new finish work per window design - see inter. 1 qty. 3,960$ qty. 3,960.00$

X Reglaze existing side-lites and transom in place 5 unit 1,420$ unit 7,100.00$
vs. Remove existing side-lites and transoms 1 qty. 880$ qty. 880.00$

Install new side-lites and transom - match glass design 5 unit 2,290$ unit 11,450.00$
10 Refurbish exterior doors and frames

Remove and store existing door slabs, hardware 6 opening 260$ opening 1,560.00$
Restore existing hardware - remove, strip, reclad, and reinst. 1 qty. 3,250$ qty. 3,250.00$
Conserve, refurbish, strip and repaint existing door slabs 1 qty. 4,000$ qty. 4,000.00$
Re-construct frames to match historic design at exterior 6 opening 780$ opening 4,680.00$
Re-install conserved existing slabs in re-constructed frame 6 opening 1,560$ opening 9,360.00$

vs. X Remove and replace existing door slabs with new hardware 6 opening 2,430$ opening 14,580.00$
Paint new door slabs and frames per design for restoration 6 opening 385$ opening 2,310.00$

11 Repair brick at south elevation
Remove and replace cracked brick units - west end of elev. 1 qty. 3,500$ qty. 3,500.00$
Cut-out and install rod and sanded sealant at cracks 1 qty. 2,650$ qty. 2,650.00$

12 Tuckpoint south-facing brick masonry above box gutter line
Cut-out and point solid with type 'N' or softer mortar 1 qty. 1,750$ qty. 1,750.00$

13 Tuckpoint south-facing brick masonry below box gutter line
Cut-out and point misc. open joints with type 'N' or softer 1 qty. 3,250$ qty. 3,250.00$

vs. X Cut-out and tuckpoint solid with type 'N' or softer 1 qty. 6,800$ qty. 6,800.00$
14 Tuckpoint east-facing brick masonry

Remove and replace cracked or damaged brick units 1 qty. 3,250$ qty. 3,250.00$
Cut-out and install rod and sanded sealant at cracks 1 qty. 2,650$ qty. 2,650.00$
Cut-out and point misc. open joints with type 'N' or softer 1 qty. 2,050$ qty. 2,050.00$

vs. X Cut-out and tuckpoint solid with type 'N' or softer 1 qty. 7,250$ qty. 7,250.00$
15 Repair brick at north elevation

Remove crack monitor devices and mastic 1 qty. 150$ qty. 150.00$
Remove and replace cracked or damaged brick units 1 qty. 3,500$ qty. 3,500.00$
Cut-out and install rod and sanded sealant at cracks 1 qty. 2,650$ qty. 2,650.00$

16 Tuckpoint north-facing brick masonry above box gutter line
Cut-out and point solid with type 'N' or softer mortar 1 qty. 1,750$ qty. 1,750.00$

17 Tuckpoint north-facing brick masonry below box gutter line
Cut-out and point misc. open joints with type 'N' or softer 1 qty. 3,250$ qty. 3,250.00$

vs. X Cut-out and tuckpoint solid with type 'N' or softer 1 qty. 6,800$ qty. 6,800.00$
18 Tuckpoint west-facing brick masonry

Remove and replace cracked or damaged brick units 1 qty. 1,450$ qty. 1,450.00$
Cut-out and install rod and sanded sealant at cracks 1 qty. 3,950$ qty. 3,950.00$
Cut-out and point misc. open joints with type 'N' or softer 1 qty. 2,050$ qty. 2,050.00$
Cut-out and install rod and sealant at railings and misc. items 1 qty. 750$ qty. 750.00$



Building Assessment Study
City of Clayton

July 16, 2007

Page 3 of 9
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Quant. Unit Budget CalculationsCost per Unit

ARCHITECTURAL REPORT

Line Item with General Notes

Hanley House Exterior Issues continued
19 Refurbish exterior of stone masonry foundation

Excavate in sections to reveal existing foundation 0 qty. -$ qty. included with below
Install drain tile system at exterior foundation perimeter 1 qty. 9,700$ qty. 9,700.00$

2 Cut-out and install rod and sealant at cracks 1 qty. 2,050$ qty. 2,050.00$
2 Cut-out and point solid with type 'M' in raised joints - grade + 1 qty. 1,150$ qty. 1,150.00$
2 Cut-out and point misc. joints with type 'M' mortar - sub-grade 1 qty. 3,850$ qty. 3,850.00$

Install foundation stabilization devices per design 1 qty. 15,000$ qty. 15,000.00$
Re-install earth and landscaping over drain tile system 1 qty. 4,500$ qty. 4,500.00$

20 Refurbish interior of stone masonry foundation
3 Cut-out and install rod and sealant at cracks 1 qty. 1,450$ qty. 1,450.00$
3 Rake and point misc. open joints with type 'S' or softer 1 qty. 700$ qty. 700.00$

21 Apply clear seal coat at exterior brick masonry
4 Clean and seal exterior brick masonry - all elevations 1 qty. 2,560$ qty. 2,560.00$

22 Paint brick masonry
X Clean, prepare, prime, and paint exposed clay brick per des. 1 qty. 6,210$ qty. 6,210.00$

23 Refurbish east wood gable and two-level porch
Refinish, close, and re-paint gable face cladding 120 sq.ft. 7.75$ sq.ft. 930.00$
Refinish, close, and re-paint second floor ceiling 192 sq.ft. 5.25$ sq.ft. 1,008.00$
Remove and replace miscellaneous rotten boards 1 qty. 1,000$ qty. 1,000.00$
Refinish, close, and re-paint second floor deck 192 sq.ft. 4.00$ sq.ft. 768.00$
Prepare and re-paint second floor railing system 1 qty. 1,440$ qty. 1,440.00$
Refinish, close, and re-paint first floor ceiling 192 sq.ft. 5.25$ sq.ft. 1,008.00$
Remove and replace miscellaneous rotten boards 1 qty. 1,000$ qty. 1,000.00$
Open first floor deck as required for piering installation 1 qty. 1,040$ qty. 1,040.00$
Refinish, close, and re-paint first floor deck 192 sq.ft. 4.00$ sq.ft. 768.00$
Prepare and re-paint first floor railing system 1 qty. 960$ qty. 960.00$

vs. Demolish existing porch framing, cladding and railings 1 qty. 2,110$ qty. 2,110.00$
Reconstruct porch to match existing - re-use columns 1 qty. 17,922$ qty. 17,922.00$
Install continuous sealant from brick to both levels of deck 115 li.ft. 7.50$ li.ft. 864.00$
Install new removable walk-surface protection at main path 1 qty. 1,400$ qty. 1,400.00$
Relocate knox-box into recess in column 1 qty. 260$ qty. 260.00$

24 Refurbish west wood two-level porch
Refinish, close, and re-paint extended roof line cladding 1 qty. 720$ qty. 720.00$
Refinish, close, and re-paint second floor ceiling 180 sq.ft. 5.25$ sq.ft. 945.00$
Remove and replace miscellaneous rotten boards 1 qty. 1,200$ qty. 1,200.00$
Refinish, close, and re-paint second floor deck 180 sq.ft. 4.00$ sq.ft. 720.00$
Prepare and re-paint second floor railing system 1 qty. 1,440$ qty. 1,440.00$
Refinish, close, and re-paint first floor ceiling 180 sq.ft. 5.25$ sq.ft. 945.00$
Remove and replace miscellaneous rotten boards 1 qty. 1,200$ qty. 1,200.00$
Open first floor deck as required for piering installation 1 qty. 1,040$ qty. 1,040.00$
Refinish, close, and re-paint first floor deck 180 sq.ft. 4.00$ sq.ft. 720.00$
Prepare and re-paint first floor railing system 1 qty. 1,440$ qty. 1,440.00$

vs. Demolish existing porch framing, cladding and railings 1 qty. 2,110$ qty. 2,110.00$
Reconstruct porch to match existing - re-use columns 1 qty. 15,946$ qty. 15,946.00$
Install new removable walk-surface protection at main path 1 qty. 1,600$ qty. 1,600.00$
Install continuous sealant from brick to both levels of deck 144 li.ft. 7.50$ li.ft. 1,080.00$

25 Install anti-bird devices throughout
Install netting and spikes per design for restoration 1 qty. 2,250$ qty. 2,250.00$
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Line Item with General Notes

Hanley House Exterior Issues continued
26 Replace ground-level mechanical room exterior door

Install painted galvanized insulated HM door in new HM frame 1 qty. 1,110$ qty. 1,110.00$
27 Line not used

0 qty. -$ qty. -$
28 Line not used

0 qty. -$ qty. -$

Hanley House Interior Issues
29 Improve existing hatch and access to pitched roof

Cut-out overlapping 1/2" sheathing and frame opening 1 qty. 260$ qty. 260.00$
Install new hardware to operate and lock at access hatch 1 qty. 200$ qty. 200.00$

30 Restore interior masonry walls at attic level
Rake-out and point solid above attic framing joists 1 qty. 1,750$ qty. 1,750.00$
Grout solid at 2x12 header where pocketed into bearing wall 1 qty. 2,330$ qty. 2,330.00$

31 Remove debris from attic level
Remove and dispose of all existing stored materials 1 qty. 440$ qty. 440.00$

32 Augment insulation in attic level framing
Abandon existing insulation in place - assume minor prepara. 1 qty. 500$ qty. 500.00$
Install R-30 insulation in attic framing level - rolls or blown 1,216 sq.ft. 1.95$ sq.ft. 2,371.20$

33 Install seismic bracing per design in attic level framing system
5 Access through roof sheathing per roofer / scaffold 0 qty. -$ qty. included with roof scp.

Install seismic hanger from rafters to masonry bearing walls 1 qty. 6,632$ qty. 6,632.00$
34 Bolster roof framing at bearing walls

Install steel angle to distribute load at end 2x12 beams 1 qty. 864$ qty. 864.00$
Install retro-fit column at interior wall bearing points of 2x12s 1 qty. 8,480$ qty. 8,480.00$
Misc. plaster cutting and patching to access column install.s 1 qty. 2,200$ qty. 2,200.00$

35 Install seismic bracing per design in second level framing system
Misc. plaster cutting and patching to access seismic install.s 1 qty. 3,820$ qty. 3,820.00$
Install seismic hanger from rafters to masonry bearing walls 1 qty. 2,925$ qty. 2,925.00$

36 Install seismic bracing per design in first level framing system
Misc. plaster cutting and patching to access seismic install.s 1 qty. 3,820$ qty. 3,820.00$
Install seismic hanger from rafters to masonry bearing walls 1 qty. 2,925$ qty. 2,925.00$

37 Ceiling renovations for new HVAC design
Install suspended framing system with 5/8" gypsum type 'X' 2,354 sq.ft. 6.85$ sq.ft. 16,127.64$
Finish gypsum board ceiling - assumes trim edge to wall 2,354 sq.ft. 1.15$ sq.ft. 2,707.56$
Paint gypsum board ceiling 1 qty. 3,600$ qty. 3,600.00$

38 Refurbish interior doors and frames
Verify function of sliding pocket doors 0 qty. -$ qty. -$
Remove and store existing swinging door slabs, hardware 9 opening 260$ opening 2,340.00$
Restore existing hardware - remove, strip, reclad, and reinst. 1 qty. 4,213$ qty. 4,212.50$
Conserve, refurbish, strip and repaint existing door slabs 1 qty. 6,705$ qty. 6,705.00$
Re-construct frames to match historic design at interior 9 opening 780$ opening 7,020.00$
Re-install conserved existing slabs in re-constructed frame 9 opening 520$ opening 4,680.00$

vs. X Remove and replace existing door slabs with new hardware 9 opening 2,130$ opening 19,170.00$
Paint new door slabs and frames per design for restoration 9 opening 385$ opening 3,465.00$
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Hanley House Interior Issues continued
39 Finish carpentry and paint work at windows

Associated new finish work per window design - see exter. 0 qty. -$ qty. -$
40 Plaster refurbishment at wall cracks

Grind out and patch plaster at repaired cracks 1 qty. 2,640.00$ qty. 2,640.00$
X Paint at plaster patches and repairs per design for restor. 1 qty. 1,440.00$ qty. 1,440.00$

41 Line not used
0 sq.ft. -$ sq.ft. -$

42 Line not used
0 qty. -$ qty. -$

Hanley House Systems Issues
43 Replace HVAC system and source ducting

Demolish and dispose existing furnaces and humidifiers 1 qty. 1,020$ qty. 1,020.00$
Demolish and dispose existing water cooled condensers 1 qty. 1,020$ qty. 1,020.00$
Demolish and dispose existing coolant 0 qty. -$ qty. N/A
Demolish and dispose existing combustion air design 1 qty. 540$ qty. 540.00$

X Install new exterior condensers and piping per design 3 unit 4,937$ unit 14,810.00$
Install new interior high efficiency furnace and humidifier 2 unit 3,290$ unit 6,580.00$
Modify existing duct in mechanical room per design 1 qty. 1,560$ qty. 1,560.00$
Install new dehumidifier unit 1 unit 2,020$ unit 2,020.00$
Install new heat-wheel / exchanger unit 1 unit 3,280$ unit 3,280.00$

44 Terminate underground ducting to Summer Kitchen
Abandon and cap supply and return ducting to SK per design 1 qty. 260$ qty. 260.00$

45 Modify existing combustion and fresh-air duct routing
Remove and replace flue liners in various chimneys per des. 1 qty. 1,443$ qty. 1,443.00$
Install concealed exhaust fan at terminus of HVAC exhaust 1 qty. 3,740$ qty. 3,740.00$
Install new combustion air routing with screen in existing flue 1 qty. 520$ qty. 520.00$
Install new fresh-air intake with screen in existing flue 1 qty. 520$ qty. 520.00$

46 Modify existing supply duct routing
Consolidate sheet metal duct routing to second floor per des. 1 qty. 3,920$ qty. 3,920.00$
Replace sheet metal duct in attic to second floor per design 1 qty. 5,140$ qty. 5,140.00$
Install new sheet metal duct in first floor ceilings per design 1 qty. 4,860$ qty. 4,860.00$
Remove existing and Install new air devices per design 1 qty. 4,560$ qty. 4,560.00$
Associated new ceiling work per HVAC design - see interior 0 qty. -$ qty. included with clg. reno.

47 Refurbish existing supply and return duct routing
Vaccuum all supply and return ducting to remain 1 qty. 1,200$ qty. 1,200.00$
Install new insulation at existing supply duct to remain 1 qty. 2,555$ qty. 2,555.00$
Remove existing and Install new air devices per design 1 qty. 4,040$ qty. 4,040.00$

48 Replace HVAC controls
Install new three-zone control in single panel 1 qty. 4,500$ qty. 4,500.00$
Locate panel per design and install remote T-stats (in zones) 1 qty. 2,500$ qty. 2,500.00$

49 Replace electrical service
X Install new 400 A service to new 42-pole panel and disconn. 1 qty. 2,200$ qty. 2,200.00$

Install new additional ground 1 qty. 510$ qty. 510.00$
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Hanley House Systems Issues continued
50 Relocate electrical meter

X Coordinate with utility for relocation of meter to exterior 1 qty. -$ qty. -$
X Demountable carpentry enclosure to conceal electrical meter 1 qty. 1,335$ qty. 1,335.00$

51 Replace in-wall electrical conductors and outlets
Install new conduit plus future to first, second and attic levels 1 qty. 2,720$ qty. 2,720.00$
Install new conductors from new panel to receptacle loc.s 1 qty. 6,120$ qty. 6,120.00$
Install new receptacle devices with grounded leg 1 qty. 3,418$ qty. 3,418.00$
Install new switch and control devices 1 qty. 1,563$ qty. 1,562.50$

52 Augment electrical egress lighting system per code
Install new circuits at new panel for expanded lighting design 1 qty. -$ qty. included with below
Install new exit lighting fixtures per code 1 qty. 1,920$ qty. 1,920.00$
Install new emergency lighting fixtures per code 1 qty. 3,200$ qty. 3,200.00$

53 Augment fire alarm system per code
Install new circuits at new panel for fire alarm system 1 qty. -$ qty. included with below

X Install new detection and notification devices per code 3,648 qty. 2.50$ qty. 9,120.00$
54 Replace recessed can lighting design

X Remove and patch where removed all recessed can lights 1 qty. 1,275$ qty. 1,275.00$
Install new concealed lighting design in new ceiling design 1 qty. 5,200$ qty. 5,200.00$

55 Replace domestic hot water heater
Remove and replace with new elevated electric unit 1 unit 1,590$ unit 1,590.00$

56 Verify function of domestic water booster pump
Test for adequate function - assumed to be functional 1 test 280$ test 280.00$

57 Install sump pit and pump
Refer back to foundation repair work for related scope 1 qty. 2,500$ qty. 2,500.00$

58 Replace underfloor plumbing at ground level
Cut and patch concrete slab as required to access plumbing 1 qty. 2,410$ qty. 2,410.00$
Replace all underfloor waste water lines and fittings 1 qty. 3,120$ qty. 3,120.00$
Misc. repairs to above floor plumbing as required 1 qty. 1,040$ qty. 1,040.00$

59 Refurbish toilet room in ground level
Verify function of clean-out and install new cover 1 qty. -$ qty. included with below

X Replace fixtures and re-pipe all 2 fixture 1,400$ fixture 2,800.00$
60 Close floor drain in unexcavated ground-level area

Install removable plug for later re-use 1 qty. 280$ qty. 280.00$
61 Reconfigure lawn sprinkler system heads

Re-orient as required to eliminate impact on exterior brick 1 qty. 960$ qty. 960.00$
62 Route-out below-grade storm water lines

Scope and clear all below-grade storm water lines 1 qty. -$ qty. included with below
Verify function of all lines with camera - locate faults 1 qty. 600$ qty. 600.00$

63 Test and balance HVAC system
Per HVAC design and space function - with report 1 qty. 2,500$ qty. 2,500.00$

64 Install new automatic pre-action fire suppression system
Excavation and below- / above-grade plumbing work 1 qty. 110,000$ qty. 110,000.00$
Distribution to concealed dry side-wall heads 0 qty. -$ qty. included with above
New electrical control and monitoring / addressable panel 0 qty. -$ qty. included with above
Landscaping allowance 1 qty. 4,800$ qty. 4,800.00$
Miscellaneous finish work for access, and insulation 1 qty. 15,000$ qty. 15,000.00$
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SUMMER KITCHEN
Exterior Issues
65 Replace roof system at all pitched roof

Demolish and dispose existing finish cement roof tiles 467 sq.ft. 1.40$ sq.ft. 653.18$
Access for seismic bracing at attic framing level 1 qty. 350$ qty. 350.00$
Misc. sheathing repairs and replacement 1 qty. 600$ qty. 600.00$
Install new static vent system at eaves and ridge 1 qty. 740$ qty. 740.00$
Install new 15 lb. felt and water / ice shield at eaves 0 qty. -$ qty. included with below
Install new 16 oz. copper step flashings with sealed reglet 0 qty. -$ qty. included with below

vs. X Install new heavy split cedar shake finish roofing 467 sq.ft. 45.50$ sq.ft. 21,228.48$
X Install new medium split cedar shake finish roofing 467 sq.ft. 44.00$ sq.ft. 20,528.64$
X Install new Vermont S-2 slate tile roofing 467 sq.ft. 54.75$ sq.ft. 25,544.16$

66 Refurbish gutter and downspout system
X Miscellaneous patch repairs and sealant work at gutters 1 qty. 720$ qty. 720.00$

Remove and re-hang gutters at pitched roof ends 1 qty. 1,290$ qty. 1,290.00$
Remove and replace pipe downspouts - to include expansion 1 qty. 2,100$ qty. 2,100.00$
Inspect and verify below-grade storm-water boots 1 qty. 340$ qty. 340.00$

67 Preserve masonry parapet
Remove and replace cracked or damaged brick units 1 qty. 850$ qty. 850.00$
Cut-out and point solid with type 'N' or softer mortar 1 qty. 1,750$ qty. 1,750.00$
Cut-out and install rod and sealant at corbeled joints 1 qty. 1,450$ qty. 1,450.00$
Clean and seal exterior brick masonry - top of parapet 1 qty. 900$ qty. 900.00$

68 Tuckpoint brick masonry at flue
Remove and replace cracked or damaged brick units 1 qty. 300$ qty. 300.00$
Cut-out and point solid with type 'N' or softer mortar 1 qty. 1,150$ qty. 1,150.00$

69 Repaint exterior wood trim
Strip, clean, and prepare exterior wood trim 1 qty. 480$ qty. 480.00$
Refinish, close, and re-paint extended roof line cladding 1 qty. 720$ qty. 720.00$
Prime and paint per design for restoration 1 qty. 960$ qty. 960.00$

70 Wood cladding refurbishment at south roof overhang
Strip, clean, and prepare exterior wood cladding - misc. rep.s 1 qty. 520$ qty. 520.00$

X Prime and paint per design for restoration 1 qty. 480$ qty. 480.00$
71 Refurbish wood shutters

Remove and preserve for reuse existing wood shutters 1 qty. 455$ qty. 455.00$
Restore existing hardware - remove, strip, reclad, and reinst. 1 qty. 674$ qty. 674.00$
Conserve, refurbish, strip and repaint wood shutters 1 qty. 685$ qty. 685.00$
Re-install wood shutters on existing hardware 1 qty. 455$ qty. 455.00$

72 Refurbish window sashes and frames
X Install UV protectant film on existing windows - double-hung 0 qty. -$ qty. included with HH reno.

vs. X Remove existing window sashes and protect openings 0 qty. -$ qty. included with below
X Refurbish existing sills at exterior - assumes 100% replacemt. 1 qty. 1,880$ qty. 1,880.00$

Prime and paint exterior window finish per design for restor. 0 qty. -$ qty. included with below
X Associated finish work per window design - see interiors 0 qty. -$ qty. included with below
X Conserve existing window sashes and reinstall 1 qty. 6,942.17$ qty. 6,942.17$

Install new painted brickmould and sealant at exterior 1 qty. 900$ qty. 900.00$
vs. Remove and dispose existing window sashes - double-hung 2 unit 300$ unit 600.00$

Conserve frames and interior trim in place - double-hung 1 qty. 900$ qty. 900.00$
X Refurbish existing sills at exterior - assumes 100% replacemt. 1 qty. 1,880$ qty. 1,880.00$
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Summer Kitchen Exterior Issues continued
Fabricate and deliver new sashes - double-hung and clere. 1 qty. 7,657.06$ qty. 7,657.06$

X Install new sashes in existing frames - double-hung 2 unit 925$ unit 1,850.00$
Install new painted brickmould and sealant at exterior 1 qty. 900$ qty. 900.00$
Paint exterior window finish per design for restor. 1 qty. 600$ qty. 600.00$
Associated new finish work per window design - see inter. 1 qty. 360$ qty. 360.00$

73 Refurbish exterior doors and frames
Remove and store existing door slabs, hardware 2 opening 260$ opening 520.00$
Restore existing hardware - remove, strip, reclad, and reinst. 1 qty. 1,420$ qty. 1,420.00$
Conserve, refurbish, strip and repaint existing door slabs 1 qty. 1,600$ qty. 1,600.00$
Re-construct frames to match historic design at exterior 2 opening 780$ opening 1,560.00$
Re-install conserved existing slabs in re-constructed frame 2 opening 1,560$ opening 3,120.00$

vs. X Remove and replace existing door slabs with new hardware 2 opening 2,430$ opening 4,860.00$
Paint new door slabs and frames per design for restoration 2 opening 385$ opening 770.00$

74 Tuckpoint and repair south-facing brick masonry
Remove and replace cracked brick units - west end of elev. 1 qty. 2,000$ qty. 2,000.00$
Cut-out and install rod and sanded sealant at cracks 1 qty. 1,450$ qty. 1,450.00$
Cut-out and install rod and sealant at misc. wood trim 1 qty. 1,150$ qty. 1,150.00$

vs. X Cut-out and tuckpoint solid with type 'N' or softer 1 qty. 2,900$ qty. 2,900.00$
75 Tuckpoint and repair east-facing brick masonry

Cut-out and point misc. open joints with type 'N' or softer 1 qty. 1,450$ qty. 1,450.00$
vs. X Cut-out and tuckpoint solid with type 'N' or softer 1 qty. 2,300$ qty. 2,300.00$
76 Tuckpoint and repair north-facing brick masonry

Remove and replace cracked brick units - west end of elev. 1 qty. 2,000$ qty. 2,000.00$
Cut-out and install rod and sanded sealant at cracks 1 qty. 1,150$ qty. 1,150.00$

vs. X Cut-out and tuckpoint solid with type 'N' or softer 1 qty. 2,900$ qty. 2,900.00$
77 Tuckpoint and repair west-facing brick masonry

Cut-out and point misc. open joints with type 'N' or softer 1 qty. 2,050$ qty. 2,050.00$
vs. X Cut-out and tuckpoint solid with type 'N' or softer 1 qty. 2,300$ qty. 2,300.00$
78 Refurbish exterior of stone masonry foundation

2 Cut-out and install rod and sealant at cracks 1 qty. 500$ qty. 500.00$
2 Cut-out and point solid with type 'M' in raised joints - grade + 1 qty. 1,150$ qty. 1,150.00$

79 Apply clear seal coat at exterior brick masonry
4 Clean and seal exterior brick masonry - all elevations 1 qty. 1,026$ qty. 1,026.00$

80 Paint brick masonry
X Clean, prepare, prime, and paint exposed clay brick per des. 1 qty. 1,400$ qty. 1,400.00$

81 Refurbish south deck
Remove and replace miscellaneous rotten boards 1 qty. 740$ qty. 740.00$
Refinish, close, and re-paint deck cladding 160 sq.ft. 4.00$ sq.ft. 640.00$

vs. Demolish existing deck framing and cladding 1 qty. 590$ qty. 590.00$
X Reconstruct deck to match existing - re-use columns 1 qty. 3,562$ qty. 3,562.00$

Install new removable walk-surface protection at main path 1 qty. 950$ qty. 950.00$
82 Line not used

0 qty. -$ qty. -$
83 Line not used

0 qty. -$ qty. -$
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Summer Kitchen Interior Issues
84 Install new hatch and access to attic space

Cut 24" sq. access in plaster ceiling and frame opening 1 qty. 390$ qty. 390.00$
Fabricate and install painted access panel to match 1 qty. 260$ qty. 260.00$
Install new hardware to operate and lock at access hatch 1 qty. 460$ qty. 460.00$

85 Augment insulation in attic level framing
Abandon existing insulation in place - assume minor prepara. 1 qty. 500$ qty. 500.00$
Install R-30 insulation in attic framing level - rolls or blown 288 sq.ft. 2.93$ sq.ft. 842.40$

86 Install seismic bracing per design in attic floor framing system
5 Access through roof sheathing per roofer / scaffold 0 qty. -$ qty. included with roof scp.

Install seismic hanger from rafters to masonry bearing walls 1 qty. 2,685$ qty. 2,685.33$
87 Plaster refurbishment at wall cracks

Grind out and patch plaster at repaired cracks 1 qty. 2,640$ qty. 2,640.00$
X Paint at plaster patches and repairs per design for restor. 1 qty. 1,200$ qty. 1,200.00$

Summer Kitchen Systems Issues
88 Replace HVAC system and source ducting

X Install new exterior condensers and piping per design 0 unit -$ unit included with HH reno.
Install new interior high efficiency furnace and humidifier 0 unit -$ unit included with HH reno.

Terminate underground ducting to Summer Kitchen
Abandon and cap supply and return ducting to SK per design 0 qty. -$ qty. included with HH reno.

Replace HVAC controls
Install new three-zone control in single panel 0 qty. -$ qty. included with HH reno.
Locate panel per design and install remote T-stats (in zones) 0 qty. -$ qty. included with HH reno.

Replace in-wall electrical conductors and outlets
Install new conduit from new service to Summer Kitchen 1 qty. 1,360$ qty. 1,360.00$
Install new conductors from new panel to receptacle loc.s 1 qty. 1,122$ qty. 1,122.00$
Install new receptacle devices with grounded leg 1 qty. 596$ qty. 596.00$
Install new switch and control devices 1 qty. 363$ qty. 362.50$
Augment electrical egress lighting system per code
Install new circuits at new panel for expanded lighting design 1 qty. -$ qty. included with below
Install new exit lighting fixtures per code 1 qty. 780$ qty. 780.00$
Install new emergency lighting fixtures per code 1 qty. 1,150$ qty. 1,150.00$
Augment fire alarm system per code
Install new circuits at new panel for fire alarm system 1 qty. -$ qty. included with below

X Install new detection and notification devices per code 1 qty. 2,080$ qty. 2,080.00$
Reconfigure lawn sprinkler system heads
Re-orient as required to eliminate impact on exterior brick 0 qty. -$ qty. included with HH reno.

Route-out below-grade storm water lines
Scope and clear all below-grade storm water lines 0 qty. -$ qty. included with HH reno.
Verify function of all lines with camera - locate faults 0 qty. -$ qty. included with HH reno.

Test and balance HVAC system
Per HVAC design and space function - with report 0 qty. -$ qty. included with HH reno.

Install new automatic pre-action fire suppression system
1 qty. -$ qty. included with HH reno.

95

96

97

94

93

92

89

90

91
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HANLEY HOUSE
High Priority Assessment Scope Construction Cost Estimate 419,054.23$

*
Medium Priority Assessment Scope Construction Cost Estimate 255,592.33$

*
Low Priority Assessment Scope Construction Cost Estimate + 112,318.70$

*

SUMMER KITCHEN
High Priority Assessment Scope Construction Cost Estimate 41,387.51$

*
Medium Priority Assessment Scope Construction Cost Estimate 47,574.56$

*
Low Priority Assessment Scope Construction Cost Estimate + 16,087.00$

*

Aggregate Prioritized Assessment Scope Construction Cost Estimate 892,014.34$
*

Project Overhead, Fee, and General Conditions Cost Estimate 258,684.16$
a 133,802.15$
b 89,201.43$
c 17,840.29$
d 17,840.29$
e Excluded from estimate - assumed by Owner

Project Design Cost Estimate 97,011.33$
a 14,500.00$
b 62,441.00$
c 8,920.14$
d 11,150.18$

Construction Scope Contingency + 62,441.00$
*

Grand Total Assessment Scope Construction Cost Estimate 1,310,150.82$
*

Addresses all recommended Architectural, Structural, and MEP/FP Systems issues at
Hanley House only

Addresses all recommended Architectural, Structural, and MEP/FP Systems issues at
Hanley House only

Addresses all recommended Architectural, Structural, and MEP/FP Systems issues at
Summer Kitchen  only

ARCHITECTURAL REPORT

Category Summary Budget Estimate Total

Addresses all recommended Architectural, Structural, and MEP/FP Systems issues at
Hanley House only

7% of Aggregate Prioritized Assessment Scope Cost Estimate

Addresses all recommended Architectural, Structural, and MEP/FP Systems issues at
Summer Kitchen only

Structural Engineer
MEP/FP Engineer

Architect / Lead Consultant

Addresses all recommended Architectural, Structural, and MEP/FP Systems issues at
Summer Kitchen only

Addresses all recommended construction hard and soft cost for prioritized assessed
issues at Hanley House and  Summer Kitchen

Architect / Lead Consultant

Addresses all recommended Architectural, Structural, and MEP/FP Systems issues at
Hanley House and  Summer Kitchen

General Contractor's Profit and Fee
Performance & Payment and Labor & Material Bonds

Field Supervision and General Contractor's Project Manager / Overhead Expense

Permits and Liability Insurance
Builder's Risk Insurance (Project Specific)



Tennill & Associates, Inc.
CONSULTING ENGINEERS
177 Chesterfield Industrial Boulevard
Chesterfield, MO 63005-1219
Phone: (636) 537-3999
Fax:     (636) 537-3998
Email:  dwilson@tennill.net

July 6, 2007
REVISED July 9, 2007

Mr. Joshua Mandell
The Lawrence Group
319 North 4th Street, Ste. 1000
St. Louis, MO 63102

RE: The Hanley House
Preliminary Report
T&A Job # 07210

Dear Josh:

PLUMBING:

Existing Conditions:

• The existing water service (1" copper) enters the building in the northwest corner
of the basement

• The service splits into a domestic service and a lawn sprinkler service.  There is a
pressure booster pump on the service to the lawn sprinkler system that is
energized when the sprinkler system is activated.  It is unknown if the pump is
operational.

• The domestic service serves one private toilet in the basement, and a stainless
steel sink installed in casework in the basement.

• There is a 30 gallon electric water heater installed in the basement that serves the
fixtures referenced above.



Recommendations:

• All of the below floor waste piping should be replaced to outside of the building.
• The water heater should be replaced, sized to serve the future plumbing fixtures.

• All of the existing plumbing fixtures should be replaced, lay-out to be determined.

FIRE PROTECTION:

• There is currently no fire suppression system in the building

HVAC:

Existing Conditions:

• There are currently two gas fired furnaces with DX cooling located in the
basement.

• One unit serves the first floor, and the other unit serves the second floor, and has a
duct extended below grade to the kitchen building.  There is one thermostat on the
first floor, and one on the second floor.

• The condensing units are water cooled, located in the basement adjacent to the
furnaces.  The cooling water is discharged into floor drains in the basement.

Recommendations:

• Due to the age and condition of the HVAC equipment, we recommend it be
replaced as follows:

a. One gas fired furnace with DX cooling to replace the unit that serves the
first floor.

b. One gas fired furnace with DX cooling to replace the unit that serves the
second floor.

c. One gas fired furnace with DX cooling to serve the kitchen building.

d. Three condensing units could be located on the west end of the kitchen
building to minimize the sound from the units.  The refrigerant piping to
connect to the units in the basement of the house could be buried.

e. New thermostats should be installed for the new furnaces.

f. The exact system configurations and controls will depend upon the final
usage of the building.



ELECTRICAL:

Existing Conditions:

• The building is served by a pole mounted transformer located in the alley to the
south of the building.

• The service runs underground to a 200 amp panel located in the basement.

• The current service is not code compliant since it has no main disconnect.

Recommendations:

• The existing electrical service should be upgraded to a minimum of 400 amps
with a main disconnect switch.

• Remove all cloth covered wiring still in use; replace with MC cable or wiring in
conduit.

• Remove all exposed wiring and replace with MC cable or wiring in conduit.

• Replace all existing receptacles and switches with new.

• Relocate electrical meter to the exterior of the building to meet Ameren UE
requirements.

• If the building is to be used as a public space, exit and egress lighting will be
required at each exit.

• Depending upon building usage a fire alarm system may be required.

David A. Wilson, P.E.
et al



IBRAHIM ENGINEERING CORPORATION
STRUCTURAL ENGINEERS

MOHAMMED IBRAHIM, P.E., S.E., Pres.
PAUL J. ROWLANDS, P.E., Assoc.

DENNIS M. WEINHOLD, P.E., S.E.
ERIC A. HYDE, P.E.

DAVID YIQUAN SHA, P.E., S.E.
July 16, 2007

FAX (314) 567 6158
11500 OLIVE BOULEVARD ST. LOUIS, MO 63141 (314) 567-0196

Mr. Joshua Mandell
The Lawrence Group
314 N 4th Street
St. Louis, Missouri

RE: Hanley House Evaluation
       Clayton, Missouri
IEC 07165

Dear Joshua:

Per your request, we met on Tuesday June 19, 2007, at the above referenced project to review the
structural conditions of the building.

The house layout is a double-loaded corridor with two rooms on each side of a central hallway with
stairs. The house has a basement, first floor at approximate grade level and a second floor.

The building was constructed ca. 1855.  The roof is 2x rafter framed setting on an exterior multiwythe
brick wall.  The first floor is wood framed with 2x12 full dimensional lumber at 16 o.c. from exterior
stone foundation  to an interior stone foundation wall on one side and exterior stone foundation wall to
interior header system (wood assumed) setting on brick pilasters.  The second floor is assumed to be
framed from exterior multiwythe brick wall to interior wood framed walls.  The roof framing appears to
sit on the same walls as the occupied floors framing bearing.

There is both a front and rear porch. Per our discussion the porches are believed to have been rebuilt
during the last renovation in the 1970’s.  At the same time, the basement was modified to add a
bathroom, office area and mechanical room for heating and air conditioning.  Per renovation
documents, it appears that an interior stone foundation wall was removed and replaced with a wood
(or possibly steel) header on brick piers. Part of the wall is infill with cmu offset from the headers and
brick pilasters.  There was a nonbearing cmu plumbing chase wall offset from the stone foundation
wall.

BASEMENT

The basement foundation wall is a rubble stone with grouted joints.  Some of the grout is deteriorated
on the inside.  There appears to be a water has leak thru the existing stone foundation wall behind
the cmu plumbing wall; the floor is wet from behind the wall.  (This wall is under part of the front
porch.)



July 16, 2007 (Revised July 16, 2007)
Page 2

RE: Hanley House Evaluation
       Clayton, Missouri
IEC 07165

FAX (314) 567 6158
11500 OLIVE BOULEVARD                                          ST. LOUIS, MO 63141                                          (314) 567-0196

Basement (cont’d)

The basement floor on the South side is compacted dirt, with signs of having been disturbed in order
to install a floor drain ca. 1970 or previous.  The corridor and North side is concrete.  The concrete
floor slab appears to have been lowered since part of the existing foundation appears above the floor
slab.  This was required to provide minimum headroom clearance between floor and framing above.

The north side corridor walls appear to have been a continuous stone foundation wall similar to
existing.  It appears the 1970’s renovation removed the wall and replaced it with a wood (or steel)
header and brick pier construction.  The headers are enclosed in gypsum sheathing but the width of
the box out is narrower than the header in the remaining stone foundation wall.

Since the north basement corridor wall was a stone foundation and portions of it remain underneath
clay brick piers, it is difficult to see if an interior foundation wall was removed prior to installation of
said brick piers.

There are two existing crack monitoring gauges that haven been abandoned that appeared to be
monitoring existing cracks that were repaired some time ago.  One is on the exterior of the north wall,
above the NE clerestory window opening, while the other is on the exterior of the east wall about 4
feet south of the NE corner.  One gauge appears to be in somewhat of working order but it may be
useless since there is no basis of how far the crack has widened and in what time period.  The other
is broken with the gauge slide cover missing.

The existing wood floor framing appears to be in good condition for the age of the structure.  There
does not appear to be any major cracking or splitting of the wood.  Some joists have been repaired by
doubling; presumably this was done ca. 1970 as well.

The clay brick window headers on the north side appear to be rotting while the south side headers at
first floor (and the SE clerestory) have been replaced with steel angle headers.  The two clerestory
window openings on the north side of the house also have steel angle headers.

In Ibrahim Engineering Corporation’s opinion, existing basement foundation wall should have
mortar that has deteriorated be replaced on both the inside and outside face of the wall.  The
exterior should be done in sections of approximately 6 feet so that the whole foundation is not
exposed at one time.  A waterproof membrane would help prevent water penetration, as would
a drain tile and sump pump system.



July 16, 2007 (Revised July 16, 2007)
Page 3

RE: Hanley House Evaluation
       Clayton, Missouri
IEC 07165

FAX (314) 567 6158
11500 OLIVE BOULEVARD                                          ST. LOUIS, MO 63141                                          (314) 567-0196

First Floor

The floor system is uneven.  The floor appears to slope towards the corridor walls.  This is probably
from the age of the building and the interior double stone wall / header bearing design.  The uneven
floor does cause problems for the sliding pocket doors that divide the two rooms on each side.
However, this appears to have been remedied in renovation ca. 1970 or previous.

For the rooms on the south side of the house, the east wall of the front room had 2 diagonal cracks
beginning at the top of the window and running diagonal to the ceiling above. The south wall of the
back room has a diagonal crack over the fireplace running from left to right from top of opening to
ceiling above.  The floor seems to sag under the sliding door.

For the rooms on the north side of the house, the front room east wall has some cracks at the window
and the north wall has cracking at the offset of the fireplace.

Second Floor

The floor system is uneven.  There are some minor cracking in the walls near the windows for both
sides of the house.  The corridor ceiling has cracks the runs the full width at the approximate location
of some roof framing reinforcing done during the renovation;

The North side front room ceiling is cracked in a spider web pattern in all directions.

ROOF FRAMING

The existing roof appears to be in good shape from the pictures you showed me.  The existing roof
was reinforced during the renovation to support the additional weight of slate shingles that were
added.  The renovation installed roof rafters between the existing rafters which were 4’-0” o.c and a
knee wall was added approximately 8 feet from the West and East exterior walls.  The knee wall is
supported by a double header over the bedrooms and a single header over the corridor.

It is unknown if posts to the foundation were installed in the corridor walls at the ends of header



July 16, 2007 (Revised July 16, 2007)
Page 4

RE: Hanley House Evaluation
       Clayton, Missouri
IEC 07165

FAX (314) 567 6158
11500 OLIVE BOULEVARD                                          ST. LOUIS, MO 63141                                          (314) 567-0196

EXTERIOR

There are wood framed porches at both the front and rear of the house.  There are minor wood
damage from use and some rotting.  Parts of the porches could use a coat of paint.

NORTH SIDE

The door to the basement is starting to rot away.
The window headers over the basement windows are rotting away.
There has been some tuck pointing of the existing wall in portions.
There are cracks in the exterior wythe above the second floor windows.  These cracks appear at a
seam location of the diagonal downspout.

SOUTH SIDE

The window headers above the basement windows have been previously replaced with steel lintels.
There has been some tuck pointing of the existing wall in portions.
There are cracks in the exterior wythe above the second floor windows.  These cracks appear at a
joint location of the diagonal downspout.
There is an arched scraping of the brick veneer in the brick towards the front of the house. Opinion is
there was a tree at some time that rubbed against the brick.
There were some areas of tuck pointing in the existing wall and the wall was rebuilt above the
basement window openings when the lintels were replaced.

EAST SIDE

This is front of the house with a wood porch attached.

There are some areas of tuck pointing around the windows and some bricks appeared to have been
replaced.

There are some locations above the entry door that require painting but are hard to reach over the
door moldings which is not tight to the porch framing.

WEST SIDE

This is the rear of the house which has a wood framed porch with elevated floor for second floor
access.

The brick does show signs of deterioration, although it is protected by the overhanging porch.



July 16, 2007 (Revised July 16, 2007)
Page 5

RE: Hanley House Evaluation
       Clayton, Missouri
IEC 07165

FAX (314) 567 6158
11500 OLIVE BOULEVARD                                          ST. LOUIS, MO 63141                                          (314) 567-0196

SEISMIC DESIGN

The existing building does not meet any seismic code.  The building cannot be reinforced to the
seismic requirements of governing IBC 2003 Building code without installing shear walls inside the
existing multiwythe brick walls;.

Ibrahim Engineering recommends that specific ties between the exterior multiwythe brick
bearing wall be tied to the floor and roof deck.  The ties consist of an angle or wood blocking
that is nailed to the floor deck and epoxied grouted into the multiwythe walls.  At the roof level
wood blocking is installed between the roof rafters and wood top plate at wood stud bearing
walls.  The end rafter would be epoxy anchored to the Multiwythe brick wall.

This would provide some additional tie mechanism so that the roof rafter and floor joists
would be partially held in place at the bearing end.

Again, this would not bring the building up to building code standards.

FLOOR DEFLECTION

With the multiple bearing conditions of the floor joists, a differential settlement between sides of the
house can be expected.  The amount of the differential settlement is not predictable.  Engineering
judgment would be the deflection of the floor headers in the basement would be higher than the
original stone foundation wall.

Given the age of the house, soil settlement is anticipated and assumed to have occurred completely
by present, with minimal or no continued settlement into the future.  This does not rule out continued
settlement due to adverse actions below grade, however, such as poor drainage, broken sewer
piping, seismic events, etc.  A system of piers or other foundation underpinning might be
advantageous in order to secure the foundation in some areas such as the center east and the SW
corner when brick masonry has deteriorated and cracked over long lines.

Some of the sloping of the floors joists could be from a differential settlement of the original
foundations.

SETTLEMENT CRACKS

The cracks in the multiwythe brick exterior wall can be from several sources.  The vertical stiffness
change between the window header and the adjacent wall. Along with the increased wall thickness at
the fireplace locations.



July 16, 2007 (Revised July 16, 2007)
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RE: Hanley House Evaluation
       Clayton, Missouri
IEC 07165

FAX (314) 567 6158
11500 OLIVE BOULEVARD                                          ST. LOUIS, MO 63141                                          (314) 567-0196

Since the cap of the north and south walls is soldier course of brick, over the years water could be
seeping into the multiwythe wall and the moisture is freezing inside the all exerting a horizontal force
as the moisture expands under freezing cycles.

Install an acceptable material coating at the cap level to seal water penetration into the wall.

ROOF SYSTEM

The load capacity of the reinforced roof system is not part of this report.  The actual capacity could be
determined thru structural analysis of the present system.

Ibrahim Engineering Corporation’s opinion is that any roof replacement increasing the dead
load on the roof should have a structural analysis performed.  Also, a structural analysis of
the existing roof could be performed to determine the load capacity and necessary demolition
to determine if a wood post was installed in the interior corridor walls under the reinforcing
headers that were installed during the 1970’s renovation.

Ibrahim Engineering Corporation’s opinion is the existing roof reinforcing header point load at
the present loading does not overstress the multiwythe brick wall.  A bearing angle and
connection of the header to the bearing angles should be considered to keep the headers in
place and distribute the load over a longer length.

REPLACEMENT OF WINDOW LINTELS

At the time of the renovation the lintels that were replaced may have replaced due to the condition of
the existing wood lintel.  There could have been a cost constraint on the renovation.

At the time and for renovations done now, the usual practice is to only replace or repair only
necessary items that require it now.

I trust this is the information you need at this time. Please call if you have any questions.

Sincerely,
Ibrahim Engineering Corporation

Dennis M. Weinhold, P.E.



Building Assessment Study
City of Clayton

July 16, 2007

Martin Franklin Hanley House
 7600 Westmoreland Avenue

Clayton, Missouri  63105

Main Electrical Panel

Circuit
Number

Service
Description

Notes Circuit
Number

Service
Description

Notes

BLANK (Knock-out) BLANK (Knock-out)

15-Amp - serves?

BLANK (Knock-out)

BLANK (Knock-out)

BLANK (Knock-out)

15-Amp - serves? BLANK (Knock-out)

15-Amp - serves? BLANK (Knock-out)

15-Amp - serves? BLANK (Knock-out)

15-Amp - serves? BLANK (Knock-out)

15-Amp - serves? BLANK (Knock-out)

15-Amp - serves? 20-Amp - serves?

20-Amp - serves? BLANK (Knock-out)

15-Amp - serves? BLANK (Knock-out)

27

29

24

26

28

30

23

8

10

22

25

21

12

14

16

18

20

15

17

19

7

9

11

13

30-Amp Breaker - serves?

30-Amp Breaker - Second-floor
level Hanley House and Summer
Kitchen AC / Furnace

30-Amp Breaker - First-floor level
Hanley House AC / Furnace

1 2

3

5

4

6
60-Amp Breaker - serves?





















Contract # 18394

The Lawrence Group Joshua Mandell                      6/12/07
Contact Person                                                      Date

319 N. 4th Street Suite #1000 9314) 231-5700          (314) 231-0876
Address Phone Fax

St. Louis, MO 63102 Hanley House
City, State and Zip Code Hours Job Location

Re     De     AD    Y.P.    Pr    HS    O

DESCRIPTION OF PROJECT

Film Type:  H-50 Ladders           Scaffold     Lift Amount: $ 5,400.00

                                                                                                     Accepted By:

Area Exp. W H
Panes of

Glass Area Exp.  W H
Panes of

Glass

South 48 $864.00

Attic 12 $144.00

72 $1,296.00

48 $864.00

12 $144.00

96 $1,728.00

Sidelights 12 $216.00

8 $144.00

232 Vance Rd. Suite #106    Saint Louis, MO 63088
Phone 636-391-3888

Fax 636-391-7984
www.quality-glasstint.com



DATE:  July 2, 2007 ARCHITECT:  Lawrence Group
PROJECT:  Martin Franklin Hanley House LOCATION:  Clayton, Missouri
SECTION:  08592 – Historic Treatment of Wood Windows ADDENDA:
TO:  Josh Mandell
PHONE: 314-231-5700 FAX: 314-231-0876

BASE BID: Restore Existing Historic Windows
For the Sum of:  $96,800 – Taxes Not Included

SCOPE:
Remove existing sash and transport to the Re-View restoration facility.  Install temporary
enclosures.
Remove all finishes and glazing from existing window sash careful to save as much original
glass as possible.
Repair deteriorated wood on window sash with liquid epoxies and epoxy fillers.  Use wood
Dutchmen for large section repairs with the same wood species.
Sand sash smooth without removing wood profile.
Finish interior and exterior surfaces of sash with oil based primer and two coats of finish paint.
Interior and exterior finish colors to be determined by the architect.
Glaze sash with original glass and replace broken glass with wavy restoration glass to match
original.  Glaze with glazing putty.
Scrape loose paint from exterior and interior surfaces of the frames and trim.
Remove finishes from the sill and up two inches on the jambs.
Apply liquid epoxies and epoxy fillers to the frame, trim, and sills.  Sand smooth.
Apply an oil based primer and two coats of finish paint to the frame, trim, and sills.
Install restored sash into the frame opening with new historic weather stripping.
Provide and install new hardware to closely match the existing.
Field measuring and shop drawings are included.
F.O.B. Kansas City – delivery not included.

EXCLUSIONS:
This bid does not include final cleaning of windows, doors, shutters, louvers, taxes,
performance and payment bond, delivery charges.

ALTERNATE: Add for Exterior Door Restoration
For the Sum of:  $32,800

Window Type Opening Quantity
6/6 Window 26

3 Lite Basement Window 4
Ext Door with Sidelights 2

4 Panel Ext Door 4

1235 Saline Street
Kansas City, MO 64116
PH:  816-741-2876
FX:  816-746-9331
E-MAIL:  brooks@re-view.biz
WEB:  www.re-view.biz

Complete Source for Historic Windows
CONTACT:  Brooks Gentleman
PH:  816-741-2876 FX:  816-746-9331
MO:  816-365-4447 E-MAIL:  brooks@re-view.biz











INTERNATIONAL FIRE SPRINKLER, INC.
2551 Metro Blvd.   St. Louis MO   63043

EMERGENCY SERVICE AVAILABLE 24 HOURS A DAY
I:\My Files\FORMS\IFSFAX.doc     Rev 1 4/1/02

Attn: Joshua Mandell   From: Kai Nickel
Company: Lawrence Group   Project: Hanley House
Phone #: 314.231-5700   Location: 7600 Westmoreland Avenue
Cell #: Clayton, MO 63105
Fax #: 314.231-0876   IFS Job #:
No. of Pages incl. cover sheet:    2   Date: August 9, 2007

We propose to provide all the labor and material necessary to install a Pre-action Sprinkler System for the
Hanley House at the above mentioned location.

Our Budget Price for this work would be: One Hundred Ten Thousand and 00/100 Dollars,
($110,000.00).

Scope Clarifications:

1. Our proposal price includes the necessary excavation, materials, and labor to run a dedicated fire
sprinkler main from the city main to the building.

2. IFS would install a Pre-action Fire Sprinkler System that would protect all four levels including the
attic space.

3. All openings in walls and or ceilings that would be necessary to install our piping would be cut and
patched by others.  It would be our intention to try and minimize the locations where walls would
need to be opened, however this work would have to be performed before we could start our
installation.

4. Dry sidewalls have been figured to protect under the canopies on both levels of both sides of the
building exterior.  We have not included protection inside the canopy cavity space that may need to
be protected because of the combustible construction.  However, the access to that space would be
difficult to determine and could present a routing dilemma.  It could be more cost affective to fill the
cavities with insulation.

5. Our work would not include any of the necessary electrical wiring.  We have included the price of
the Viking Par-3 Control Panel.  However, the price does not include the detection devices,
corresponding alarm system, or any wiring or programming of such devices.

IFS
A FIRE PROTECTION CONTRACTOR

specializing in the
Design, Sales, Installation and Servicing

of All Types of Fire Protection and Special Hazard Systems

PHONE   314-991-3833
FAX        314-991-2803



INTERNATIONAL FIRE SPRINKLER, INC.
2551 Metro Blvd.   St. Louis MO   63043

EMERGENCY SERVICE AVAILABLE 24 HOURS A DAY
I:\My Files\FORMS\IFSFAX.doc     Rev 1 4/1/02

6. Our price is based on receiving Reflected Ceiling Plans on CAD File at no cost to IFS.
7. The appropriate permit drawings and permit costs have been included in our proposal.

Work Not Included If Required:

1. Any overtime.
2. Electrical wiring of any sprinkler devices or alarms.
3. Fire extinguishers or cabinets.
4. Work involving hazardous materials.
5. Painting or identification of piping.
6. Rock excavation.
7. Sodding or seeding.
8. Utility relocation.

We trust that the aforementioned information is sufficient and assure our cooperation at all times.

Thank you,

Kai Nickel
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319 N. 4 th Street, Suite 1000

St. Louis, MO 63102
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list of drawings

Martin Franklin Hanley House
7600 Westmoreland Avenue

Clayton, Missouri  63105

Existing Conditions Assessment

LG Project No. 07268.001 thru .002

Lawrence Group Architects
314 N. 4th Street, Suite 1000

St. Louis, Missouri  63102
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02
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05
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07

08
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cover sheet

site plan and notes

ground level partition plan

first level partition plan

second level partition plan

attic level framing plan

east elevation

north elevation

south elevation

west elevation

partition plan and elevation - summer kitchen

elevations and notes - summer kitchen

window and door details

aerial image
SCALE : 1" = 150'-0"

NORTH

site plan diagram
SCALE : 1" = 150'-0"

NORTH
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site plan
SCALE : 1" = 30'-0"
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context plan
SCALE : 1" = 60'-0"
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ground level partition plan
SCALE : 1/4" = 1'-0"

NORTH



M
ar

tin
 F

ra
nk

lin
 H

an
le

y 
H

ou
se

76
00

 W
es

tm
or

el
an

d 
A

ve
nu

e
C

la
yt

on
, M

is
so

ur
i  

63
10

5

LG
 P

ro
je

ct
 N

o.
 0

72
68

.0
02

E
xi

st
in

g
C

on
di

tio
ns

A
ss

es
sm

en
t

16
 J

ul
y 

07

319 N. 4 th Street, Suite 1000

St. Louis, MO 63102

314.231.5700. phone

314.231.0876. fax

www.thelawrencegroup .com

Sh
ee

t0
3

of
12

first level partition plan
SCALE : 1/4" = 1'-0"
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second level partition plan
SCALE : 1/4" = 1'-0"
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attic level framing plan
SCALE : 1/4" = 1'-0"

NORTH



east elevation
SCALE : 1/4" = 1'-0" M
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north elevation
SCALE : 1/4" = 1'-0" M
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south elevation
SCALE : 1/4" = 1'-0" M
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west elevation
SCALE : 1/4" = 1'-0" M
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general and keyed notes
NO SCALE

north elevation - summer kitchen
SCALE : 1/4" = 1'-0"
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partition plan - summer kitchen
SCALE : 1/4" = 1'-0"

ground level stair detail plan
SCALE : 1/4" = 1'-0"



west elevation - summer kitchen
SCALE : 1/4" = 1'-0"

south elevation - summer ktchen
SCALE : 1/4" = 1'-0"
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typical exterior entry elevation
SCALE : 1/2" = 1'-0"

typical int. wind. elevation - first / second
SCALE : 1/2" = 1'-0"

typ. ext. wind. elev. - first / second
SCALE : 1/2" = 1'-0"

typical exterior entry - typ. jamb, sidelite, and head (sect. C)
SCALE : 1" = 1'-0"

typical interior window - typ. head / sill (sect. B) and jamb
SCALE : 1" = 1'-0"
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Discussion of Addition to the Site

As alluded to in the Executive Summary (section 2) of this report, preliminary consideration has
been given to potential addition of an Interpretive Center and / or other new, ancillary construc-
tion to the Hanley House site.

Throughout analysis and investigation of existing conditions, several discussions were con-
ducted with City of Clayton Parks and Recreation Staff and the Hanley House Council regarding
expanded program on the site.  These discussions attempted to preliminarily assess the man-
ner, method and means in which the Hanley House physical structure - as well as its historic and
educational program - might best be served by new a facility and infrastructure.

In weighing the perceived impacts and synergies construction of such new program, facility and
infrastructure might create, the following issues and goals were identified:

1. New construction to house Interpretive Center program - a new, modern structure clad
in an historic skin could provide space for classrooms, a small theater / auditorium, meet-
ing rooms, rental events with catering / cooking food service capacity, administrative office
function, storage, toilet facilities, gift shop, consolidated engineering system(s), etc. - see
next item for additional information regarding systems consolidation.

2. Relocation of infrastructure system(s) - acknowledging that ancillary construction on
the site would require new / additional engineering infrastructure systems, there is poten-
tial to extricate specific, existing systems from the Hanley House and gain space in the
existing structure while achieving an economy of scale.  Components such as a combined
HVAC plant, landscaping water distribution, domestic water heating and distribution, and
fire suppression water valve and distribution might be well served by consolidation and
incorporation into a new structure on the site.

3. Parking - although presently served by on-street parking only, use and expansion of the
existing driveway from the west might be considered in order to provide a limited amount
of accessible parking spaces per the Americans with Disabilities Act (ADA) and building
code requirements.  Likewise, such an expansion might create a means for delivery or
large vehicles such as tour and school buses to reach the house more directly.

4. Accessibility - a new, modern structure and parking / site access would be a boon to the
Hanley House in terms of accessibility.  As the existing structure is essentially off-limits to
anyone not fully ambulatory and dextrous, an Interpretive Center would allow for on-site
educational opportunities through classrooms, auditorium space, video and audio display,
and possibly an elevator and linked (at or below grade) access to the house.

It is likely that new construction on the Hanley House site would be met with skepticism or even
downright opposition from some of the immediate neighbors, as the existing site is enmeshed in
the fabric of an established, residential neighborhood.  And the nature of Hanley House being of
a specific architectural (Greek Revival) style and design would suggest that any new construc-
tion be conceived in a respectful and coordinating (exterior, at least) aesthetic.
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Discussion of Addition to the Site cont’d

With the above in  mind,  potential  strategies  for  dealing with  the expectations of  neighboring
home-owners, as well as the issue of coordinating with the existing home’s period architecture
and style, have been discussed in cursory fashion.  The two main themes are:

 Sub-grade construction - use of partially or wholly below-grade structure to limit intrusion
on the site - access would be via ramp or elevator to provide full accessibility, and benefit
of below grade construction might include economy of material and schedule (little exte-
rior embellishment required), energy savings over life of construction, and appeasement
of neighbors who could potentially object to new building(s) on the site

 vs.

Matching period (exterior) construction - use of a stylized cladding / skin to match with
the Hanley House and Summer Kitchen, which would conceal a modern interior - a new
above-grade structure could be used to house consolidated infrastructure and systems,
and appear as an authentic outbuilding on the Hanley site (such as a hay barn)

Concurrent with discussions about construction of new program at the Hanley House site, a
review of similar historic sites and their adaptations and / or expansions in contemporary times
was carried out.

This  review  sought-out  parallel  uses  of  historic  structures,  and  attempted  to  study  how their
evolving programs incorporated items such as museum and display zones, archive and records
storage, meeting spaces, classrooms, auditoriums, administrative offices, toilets, kitchens and
banquet halls / rental facilities, engineering and support spaces, and accessibility.

Likewise, this report sought comparison of phased renovation of an historic structure and con-
version/ preservation as a museum venue.  As a means of precedent comparison, the following
sites and locations were discussed:

Sappington House - Webster Groves, Missouri

Tappmeyer Homestead - Creve Coeur, Missouri

 Mark Twain Boyhood Home and Museum - Hannibal, Missouri

Mark Twain House and Museum - Hartford, Connecticut

Lee-Fendall House - Alexandria, Virginia

Each of the above sites and structures have previously (and continue to do so) dealt with nu-
merous equal challenges.  They have wrestled with modern building codes as they relate to
centuries-old construction, how to achieve fire protection of existing artifacts and finishes with-
out intruding upon the character of the structure or the space, replacement or augmentation of
deteriorated engineering infrastructure and systems, issues of energy efficiency, and so forth.

Without detailing the specifics of each precedent, there are in these sites - and many more just
like them - many lessons to be garnered as would inform the renovation, restoration, preserva-
tion and expansion of Hanley House and its program.
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