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I. Executive Summary 

DBVW Architects, Inc. was hired by Providence Community Library in August 2017 to 

conduct an existing conditions assessment of the Knight Library in Providence, RI. This 

report consists of observations from on-site surveys performed in October and November 

2017. They are the result of limited visual inspections of the existing building and site for 

architectural attributes only. Recommendations and prioritization for observed deficiencies 

are included at the end of this report to aid in planning future improvements. Existing, non-

measured floor plans are also included in the appendices for reference. 

The architectural team began by observing the conditions on the exterior of the building. A 

lift was provided and allowed us to closely observe the condition of the roof and exterior 

walls on the south and west sides of the building. Due to the grading and curbing, access 

was not possible on the north and west sides. Although the upper hip roof was recently 

replaced, the tile roof appears to need remedial work to ensure it remains watertight. The 

integral copper gutter system has failed and must be removed and replaced. The masonry 

walls are generally in good condition, except for a section over the staff entry on the west 

side. Complete repointing and flashing of the cornice, belt course, and water table are also 

required. The exterior walls will require selective repointing. Exterior windows are in fair 

condition but require complete restoration and new weather-stripping. The exterior 

protective panels should be removed, and windows should receive new laminated vandal 

resistant glazing. The exterior wood doors are in poor condition and should be replaced with 

new custom wood doors and code compliant hardware.  

The building is not fully handicapped accessible. Improvements must be made to provide an 

accessible exterior entry, install a new elevator, and create code compliant public restrooms. 

Please refer to Appendix D1, attached at the end of this report, for our previous report and 

recommendations for accessibility. 

The interior of the building requires wall and ceiling plaster repairs in numerous areas of 

water intrusion. This work should not be undertaken until the roof and gutter work are 

complete and the building has been allowed to thoroughly dry out. Interior resilient, carpet, 

and linoleum finish flooring is in poor condition and should be replaced as part of future 

interior renovation work. The decorative plaster ceilings in the reading rooms and over the 

mezzanines exhibits cracking throughout. Additional investigation is required to determine 

the cause of the cracking and develop a recommended plan of action. Interior doors are only 

30-inches wide and have non-handicapped accessible knob-style hardware. Doors and 

hardware in public areas should be made handicapped accessible. Wall mounted handrails 

should be installed at all egress stairs.  

A list of recommendations and order of magnitude budget costs was developed as part of a 

high-level exercise to assist in decision making for future improvement planning. 
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II. Project Team 
 

Providence Community Library  

P.O. Box 9267      Susan D. Gibbs – Chief Operating Officer  

Providence, RI 02940 

Architect 

DBVW Architects, Inc.     Martha Werenfels, AIA – Principal 

111 Chestnut Street     Virginia Branch, AIA – Associate Principal 

Providence, RI 02903     Edward Cifune, AIA – Senior Associate 
 

 

 

III. Building Background 
 
The Knight Memorial Library was designed in 1922 by the prominent New York architect 

Edward Lippincott Tilton in the Renaissance Revival style. The cornerstone was laid in 1922, 

and construction occurred from 1922 to 1924. The building opened to the public in 1924. 

Tilton began his career working for the well-known New York architectural office of McKim, 

Mead and White. After studies at the Ecole des Beaux-Arts in Paris, he and partner William 

A. Boring, won a competition in 1897 to design the first phase of new buildings for the 

United States Immigration Station on Ellis Island in New York. Seven years later, their formal 

partnership was dissolved; and Tilton formed his own firm. He went on to specialize in the 

design of libraries and educational buildings. 

 

The Knight Library features a large central hall with flanking reading rooms on a raised first 

floor, the piano nobile, located above three stories of a freestanding, cast iron/steel and 

stone slab floor book stack core. The building is approximately 25,435 gross square feet (gsf) 

in area. The stacks occupy approximately 6,966 gsf. The exterior is clad with Indiana 

limestone. The building is capped with a distinct green glazed Ludowici barrel tile roof which 

culminates in a hip ringed with decorative copper cresting. The detailing of the building is 

influenced by Italian and Greek precedents. Fortunately, from a historic preservation point of 

view; little has changed from the time of the original construction. 
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IV. Architectural Assessment 

A. Roof 

Main Roof:  

The main portion of the roof consists primarily of 
steep slopes with a rise of approximately 7-inches 
for every 12-inches horizontally. (+/- 7:12 slope) 
The roof is covered with Ludowici clay barrel tile 
shingles with a distinctive green glaze, meant to 
mimic patinated copper. The hip ridges at each 
corner of the building are covered with matching 
barrel tile caps. (Photo #1) The tile appears to date 
from the original construction in 1922-1924. It is 
unknown if asphalt felt underlayment was included 
as part of the original construction. 

The shingles terminate at the eaves with a 
continuous copper drip edge flashing, which 
interlocks with the integral copper gutter. The 
shingles terminate at the upper roof under the 
original decorative copper band. Clay stops were 
utilized in the original construction to prevent wind 
driven rain from getting behind these terminations. 
The stops appear to be loose and have dropped 
and are missing in numerous locations around the 
building. (Photo #4) Vent pipe penetrations are 
flashed with copper boots and counterflashing; and 
appear to be in good condition. 

Numerous repairs are evident all around the 
building. Earlier repairs appear neat and reasonably 
well executed; and utilized matching clay tiles 
secured with copper clips. Later repairs appear 
sloppy; and utilized similar but non-matching clay 
tiles in bright green and red colors. They appear to 
be secured with roofing cement and standard 
fasteners. The roofing cement is both gray and red 
in color, and does not match the original 
construction. It is also spread over adjacent tiles; 
presumably to ensure a watertight seal at the 
repaired areas. (Photo #2) The later repairs 
compromise the visual integrity of the green roof.   

Cracked and missing tiles were also observed all 
around the building. (Photo #3) The greatest 
damage appears to occur at the eaves where many 
shingles are broken, and at the hip ridge caps 

1 - Hip Ridge (East Elevation/South Side) 

2 - Hip Ridge (West Elevation/South Side) 

3 – Damaged Clay Tile Shingle 
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where several cap tiles are missing. In places 
where caps are missing, the original wood grounds 
are visible and exposed to the elements. Some of 
this damage may be attributable to improper 
access and protection for previous repair work. 

Although there are many deficiencies, generally the 
clay roof tile appears to be in good condition. Since 
the life expectancy of clay tile roofs is typically 
more than one-hundred years, we recommend 
corrective work be undertaken to holistically 
address the deficiencies and problem areas. This 
will ensure that the building remains watertight, 
and will prolong the life of the roof and building. It 
will also preserve an important character defining 
feature of this historic building.  

Gutter System: 

The steep slope roof drains to an integral perimeter 
gutter, fully concealed within the limestone 
cornice. (Photo #5) It is fully lined with copper and 
appears to have a flat bottom. The gutter measures 
approximately 9-inches deep by 11-inches wide; 
and appears to date from the original construction. 
The copper extends up under the clay tile and 
secures into a continuous copper drip edge. It also 
overlaps approximately 3-inches onto the top of 
limestone cornice cap where it terminates in a 
horizontal reglet. The joint was originally leaded to 
make this connection watertight.  

Concealed conductors and leaders are located at 
each corner of the building. The vertical rear wall of 
the gutter has a round indent to accept the strainer 
assembly. (Photo #6) Leaders consist of cast iron 
piping and are concealed within the exterior 
masonry walls; and connect to the internal 
plumbing drainage system.  

On the date of inspection, approximately 1-inch of 
standing water was observed throughout the 
gutter system; most likely due to the flat bottom 
and debris around the conductors. The copper 
appears to have been repaired numerous times. 
Earlier repairs to the seams appear to utilize 
Lexonite. Later repairs to the reglet on the cornice 
cap stone appear to utilize sealant. (Photo #7) 
Large sections of copper appear to have been 
covered with a green elastomeric coating. No 

4 - Missing Stops at Decorative Copper Band 

5 – Typical Integral Gutter, Eave and Cornice 

6 – Typical Integral Gutter Conductor at Corner 



Knight Memorial Library  Page 3 
Existing Conditions Assessment    March 22, 2018 
275 Elmwood Avenue - Providence, RI  
   
  

itects 
DBVW Architects, Inc. 

visible pitting or pin holes were observed. It is 
important to note that expansion joints are not 
present in the copper gutter system to relieve 
stresses due to thermal movement. This may 
explain the widespread copper joint failure and 
previous repairs. 

Evidence of water infiltration in the walls below the 
gutter was observed in several areas of the attic. 
Re-lining the gutter system will not adequately 
address the known deficiencies. We recommend 
complete removal and replacement in-kind, utilizing 
new copper. This will afford an opportunity to 
inspect and repair any concealed problems with the 
masonry back-up construction. The new copper 
gutter should include some provisions for sloping 
towards the conductors and expansion joints at the 
mid-point of each gutter run. It should also be 
extended to wrap over the top of the limestone 
cornice cap to better protect the horizontal reglet 
and the joints between the stone sections. 

Limestone Cornice: 

The limestone cornice around the building has 
numerous water stains, atmospheric deposits, and 
biological growth. (Photo #8) The biological growth 
is present on the east, west and south sides of the 
building. Sealant was also observed on all 
horizontal joints on top of the cornice. This appears 
to be part of an old repair campaign, done to 
correct deteriorated mortar joints. The sealant is no 
longer fully elastic, has cracked, and is pulling away 
from the adjacent stone. The sealant is generally in 
poor condition and must be replaced.  

Water continues to saturate the stone. It is 
infiltrating at the top in the failed sealant joints and 
seeping from behind due to the compromised 
integral gutter system. Given the extent of past 
repairs, it appears that the gutter and cornice have 
been problematic for a long time. The water is 
causing damage to the underside of the cornice 
and appears to be seeping into the wall behind and 
below. Evidence of previous stone patching and 
repairs, and masonry joint repointing were 
observed around the exterior of the building. (Photo 
#9) These previous repairs have subsequently 
deteriorated. Water infiltration is also evident inside 

7 – Typical Integral Gutter  

8 – Typical Limestone Cornice  
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the attic. Efflorescence and water stains are 
evident on the knee-wall in the attic. 

We recommend removing the sealant in its 
entirety, removing any loose mortar and installing 
pre-fabricated lead flashing strips bed in sealant to 
make the joints in the top of the cornice 
weathertight. The cornice face and underside 
should also be re-pointed in their entirety. When 
work is undertaken, the stone should be allowed to 
adequately dry out prior to repairing and covering 
with a new copper gutter system. The cornice 
should also be cleaned to remove the water stains, 
atmospheric deposits and biological growth with a 
restoration type masonry cleaner. Due to over 
saturation of the stone, careful consideration 
should be given to installing a breathable sealer to 
prevent future absorption of water. If installed, this 
should be included in the building maintenance 
program and scheduled for a re-application every 5 
to 7 years. 

Upper Roof: 

The upper “flat” section of roof consists of a low 
slope roof covered with 0.60 mil thick EPDM. A 
large metal framed glass skylight is present at the 
center. (Photo #10) The entire roof was replaced 
back in 2012. The original drawings indicate this 
was a metal roof, which was most likely covered 
with flat seamed fully soldered copper. It is 
unknown if the copper is still present under the 
EPDM. Tapered rigid insulation is present to direct 
water to the perimeter; and onto the steep sloped 
roofs. The perimeter of the roof is edged with a 
new perimeter copper drip edge. The original 
decorative copper cresting was re-soldered to 
retain the visual integrity of the building. (Photo 
#11). An original copper ventilator is present near 
the center along the east side of the building. The 
base of the ventilator is approximately 4-inches 
above the finished roof covering. The unit should 
be removed and replaced on a new 12-inch high 
curb. 

In general, the upper roof appears to be in very 
good condition. The life expectancy of EPDM is 
approximately twenty years. However, the joints 
and sealant between the sheets and flashings are 

9 – Old Limestone Cornice Repairs 

10 – Upper Roof and Central Skylight 
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typically problematic in this type of roof system. 
We suggest implementing a program to inspect 
the roof and repair seams, if necessary, every few 
years to ensure the roof remains watertight.  

A new insulated metal roof hatch was also installed 
as part of the 2012 roofing work. We recommend 
installing walkway pads around the roof hatch to 
prevent undue wear on the membrane covering. 

Roof Structure/Attic: 

As indicated on the original drawings, the roof deck 
consists of a 6-inch thick reinforced concrete deck 
with a 2-inch thick nailable concrete topping on the 
steep sloped areas. Sections of the original 
formwork are still present in the attic. The 
condition of the underside of the concrete deck 
was reviewed from the attic; and although areas of 
previous patching and water stains were observed, 
the deck appears to be in good condition.  

The roof construction is un-insulated. At some 
point, blown-in fiberglass insulation was added 
over the attic floor to increase energy efficiency for 
the interior spaces below. Since the insulation is 
easily displaced, we recommend consideration be 
given to removing it and replacing with rigid 
mineral wool insulation. This is not an immediate 
priority. 

The attic also includes a steam heat loop around 
the central skylight and an insulated steam main at 
the perimeter to feed the mezzanine radiators 
below. 
 
Central Skylight: 

A large skylight is present in the center of the 
upper roof. (Photo #13 and #14) It appears to date 
from the original construction. Many panes of 
wired glass are cracked or broken. The glass is not 
fully tempered and most likely does not meet 
OSHA requirements for fall protection. Two copper 
ventilators are located at the ridge of the skylight. It 
is unknown if they still function. The copper 
flashings and battens appear damaged and 
compromised in numerous locations. The base of 
the skylight is approximately 8-inches above the 
finished roof surface. It consists of EPDM flashing 

12 – General View of Attic toward Central Skylight 

11 – Upper Roof Edge and Cresting 
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adhered over the original copper base; and tucked 
under the original copper counterflashing.  

The original design included the skylight as a 
means of introducing natural light and ventilation 
into the central reading room. At some point during 
the 1950’s or 1960’s, the skylight was modified. 
The attic enclosure walls were opened to install a 
false ceiling between the inner glass screen and 
the outer sloped skylight. The work appears to 
have been done to introduce fluorescent lighting 
above the glass screen. The lights are no longer 
functional and have been abandoned in-place. 
Three piles of replacement glass are also present in 
the attic. 

Overall, the skylight is in poor condition. We 
recommend replacing the skylight with a new 
metal framed unit glazed with insulated fully 
tempered frosted glass. The base should be set so 
it is a minimum of 12-inches above the finished 
roof surface to prevent water infiltration. 

Rear Skylight: 

A skylight is also present in the steep sloped clay tile 
roof on the rear/west side. (Photo #15) It is located over 
the original elevator shaft, and appears to date from the 
original construction. Two panes of wired glass are 
cracked and broken at the bottom of the skylight. The 
glass is not fully tempered. The copper flashings appear 
to be covered with an elastomeric coating. Water 
staining on the interior plaster below is minimal. The 
head flashing has accumulated a small pile of debris in 
the middle which should be cleaned out. In general, the 
skylight appears to be in stable condition. We 
recommend replacing the glass and repairing the 
skylight as part of the roof repair campaign.  

Chimneys: 

Two large chimneys are present on the rear/west side of 
the building, near each exterior corner. (Photo #16 and 
#18) They appear to be constructed of cast stone and 
limestone, with brick back-up construction. A large 
limestone cap, with unprotected flue openings, covers 
the top. A small copper louver is present on the west 
side of each chimney.  

The chimney nearest to the south side has one 
brick flue extension with two open sides and a 
stone cap. The chimney nearest to the north side 

13 – Central Skylight Exterior 

14 – Central Skylight Interior 

15 – Rear Skylight  



Knight Memorial Library  Page 7 
Existing Conditions Assessment    March 22, 2018 
275 Elmwood Avenue - Providence, RI  
   
  

itects 
DBVW Architects, Inc. 

serves the main boiler plant and is substantially 

taller in height. It has damage to the limestone 

profiled cap. There is a missing section of stone 

and dark staining is present on the limestone. 

(Photo #17) 

The mortar joints have deteriorated in several areas 

and are in poor condition. Evidence of past repair 

and patching work was observed. The cast stone 

appears to be weathered; but in good condition. 

Base flashings consist of the original copper step-

flashings. Copper clad crickets are present behind 

the up-slope side of the chimneys. The copper 

appears to have been repaired in several spots; and 

has been covered with a green elastomeric 

coating.  

We recommend re-pointing the masonry, installing 

new metal caps with screening to prevent pest 

intrusion, repairing the damaged stone, and 

installing new copper flashings and crickets as part 

of the gutter and roof repair work.  

B.B.B.B. ExteriorExteriorExteriorExterior    WallsWallsWallsWalls    

Exterior walls consist of smooth faced, coursed, 

Indiana limestone blocks above a base of granite. 

The exterior walls are adorned with elements from 

Renaissance architecture. (Photos #19, #20 and 

#21) It is interesting to note that the original 

drawings depict a brick exterior on the building, set 

in a running bond, with limestone trim and accents; 

and a main entrance surround of glazed terracotta. 

The upgrade to limestone on the exterior walls 

certainly created a more impressive and stately 

public library.  

Back-up wall construction consists of multi-wythe 

brick masonry. As indicated on the original 

drawings, the width of the brick back-up wall varies 

from approximately 20-inches thick at the 

foundation to 16-inches thick at the roof. Exterior 

walls appear to be solid and fully mortared, without 

weeps and insulation. Through-wall flashings were 

not observed.  

A large, distinctive, profiled limestone cornice and 

frieze are present at the roof; and wrap around the 

building. A doric triglyph and metop frieze consists 

16 – Chimney on West Side at South Corner  

17 – Chimney on West Side at South Corner  

18 – Chimney at West Side at North Corner 
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of dentil work directly under the cornice which sits 
upon a carved molding. The molding runs along the 
top of a wide band containing a carved repeating 
pattern of fluted pilasters and coffered panels. 
(Photo #22) The frieze also contains ornate carvings 
depicting acanthus leaves at each corner of the 
building. (Photo #8) The main entrance has a flat 
section with carved lettering bearing the name of 
the library. A carved cornerstone is located at the 
northeast corner of the building. 

The exterior walls are adorned with several other 
notable features. A projecting horizontal accent 
band is present at the level of the main floor. Joints 
between the stone sections are mortared, without 
flashing. The base of the building consists of a 
profiled water table located below the lower level 
windows which steps out to engage the ground.   

Large projecting flat quoins are present at each 
corner of the building, and visually tie the roof to 
the base. (Photo #23) Two pilasters are also 
located on the west side of the building which 
bound a service zone. The ornate embellishment 
and water table seen on the east, north and south 
sides of the building does not extend into this area. 

Profiled limestone surrounds are present on the 
punched window and door openings. (Photo #24) 
They mimic Renaissance architecture and form 
elegant frames for the windows and doors. The 
main entrance also has a highly decorative and 
ornate arched top surround with a scrolled 
keystone at the top of the arch. (Photo #24) 

The surrounds on the main level are arched, and 
the lower level are square. Flashings were not 
observed at any of the tops. Surrounds are not 
present on the west side of the building within the 
service zone. Windows in the service zone are 
punched directly into the main limestone façade. 
The personnel entrance is the only exception as it 
has a profiled surround which also includes a 
transom window. In general, the limestone 
surrounds appear to be in good condition. Only one 
damaged area was observed on a main level 
window located on the west side of the building. 
The right side of the window head has a large 
chunk of missing stone most likely from a past 
impact and must be repaired. 

20 – Typical Exterior Wall 

19 – Main Elevation 

21 – Limestone Wall 
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Mortar is generally intact and appears to be in fair 
condition, except near the cornice as noted in the 
roof section of the report. Several other areas 
around the exterior of the building have missing or 
deteriorated mortar joints. This appears to be 
prevalent at places where water can sit on a 
horizontal surface, particularly at the window 
openings, the horizontal accent band and the water 
table.  

Evidence of previous stone patching and repairs, 
and masonry joint repointing were also observed 
around the exterior of the building. In general, the 
previous repairs appear to be in fair condition. A 
non-original sloped mortar wash was observed 
between the windows on the front/east side of the 
building. The mortar wash is clearly not original and 
should be removed.  

The limestone has numerous water stains and 
atmospheric deposits. However, no major cracks 
were observed on the exterior envelope. A large 
area of damaged stone with severe efflorescence 
is present on the west side of the building. (Photo 
#25) It is located above the staff door at the 
mezzanine level between the windows. It may be 
the result of a gutter failure, or a leaky steam or 
plumbing line buried within the exterior wall 
construction. 

Large areas near the base of the building are 
covered with paint applied to conceal past 
vandalism from graffiti, particularly on the west and 
north sides of the building. Small areas of newer 
graffiti are also scattered around the building. It is 
important to note that applying paint to cover up 
graffiti is not a recommended practice since it can 
be absorbed into the historic masonry. Limestone 
is particularly porous in nature. 

In general, the exterior masonry is in good 
condition. We recommend undertaking a selective 
repair and repointing campaign to ensure the 
exterior remains watertight. The damaged areas 
noted above should be repaired. Repointing may be 
assumed to be required for approximately 30% of 
the wall area.  

Consideration should be given to raking out the 
mortar joints at the horizontal accent band and 

22 - Frieze 

24 – Main Entrance and Window Surround 

23 – Quoins at Building Corners 
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water table, and installing pre-fabricated lead 
flashing strips bed in sealant to make the horizontal 
joints weathertight. 

We also recommend removing the paint and graffiti 
areas in accordance with the U.S. Department of 
the Interior, National Park Service - NPS Technical 
Preservation Brief #38 “Removing Graffiti from 
Historic Masonry.” The paint should first be 
removed utilizing a gentle paint remover. Then, 
underlying graffiti may be removed with a slurry of 
water and a poultice. A small test area, located in 
an inconspicuous spot, is recommended to ensure 
the process does not damage the stone. The test 
should be executed prior to making a final decision 
on the removal methods. Consideration should be 
given to applying an anti-graffiti coating. 

C. Windows 

The existing windows throughout the building are 
true-divided-light, wood double-hung units. As 
stated in the masonry section above, the upper 
sash on main level have arched tops. (Photos #26 
and #27) The windows on the lower level have flat 
tops. The windows are painted on the exterior, and 
stained on the interior. The windows all appear to 
date from the original construction. 

One of the windows in the main level reading room 
was recently restored as part of a local educational 
project. The window is in excellent condition. 

Glazing throughout appears to consist of single-
pane plate glass. This glass is not fully tempered 
and is therefore particularly un-safe when broken. 
Regular plate glass forms very sharp and 
dangerous shards.  

The windows are covered on the exterior to 
prevent damage from vandalism. The main level 
windows are protected with hardware cloth 
secured to painted wood frames. (Photos #28 and 
29) The lower level windows are protected with 
painted expanded metal screens secured to steel 
frames. Several windows have damage from BB 
gun shots. The protective devices are not original, 
but appear to be effective in preventing damage 

26 – Exterior Window at Main Level 

25 – Damaged Stone on West Side  

27 – Interior if Window at Main Level 
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from thrown objects. Since the protective devices 
are unsightly, we recommend removal.  

Hardware consists of bronze sash chains and lead 
counter weights concealed in pockets within the 
wood window frames. A few windows appear to 
have broken or missing chains. Pole sockets are 
present on the upper sash, since the original intent 
was to operate only the upper sash. However, at 
some point the lower sash began to be normally 
operated. This has caused damage to the top rail of 
the bottom sashes in the main level reading rooms.  

Interior decorative leaded glass panels are present 
in the meeting rooms on the main level. They 
operate as hinged units which swing into the room. 
They appear to date from the original construction. 
The windows are in good condition. (Photo #30) 

The wood sash and frames appear to be in good 
condition. The exterior surfaces need to be re-
painted. The existing sealant between the wood 
frames and the surrounding stone has failed in 
many locations and should be replaced. (Photo #29) 
It is unknown if the original systems utilized lead-
based paint or PCB-containing sealants. This should 
be verified as part of any future work.  

In general, the windows are in fair condition, but 
need attention. We recommend a comprehensive 
window restoration campaign be undertaken. The 
sash should be carefully removed and sent to an 
off-site workshop where they can be repaired and 
restored. Glass should be replaced with laminated 
vandal resistant glazing and re-set with new glazing 
points and glazing compound. The existing frames 
and sills should be repaired and re-painted, and 
bronze weather stripping installed. New parting 
beads may also be required. The sash should then 
be re-finished and re-installed in the original 
openings. Missing hardware should also be 
replaced. 

D. Doors 

Exterior doors are located at the main entrance, the 
two lower level entries flanking the monumental 
exterior stair, lower level auditorium, staff entry, 

30 – Meeting Room Interior Leaded Glass Panels 

29 – Exterior Window Protective Screen and Sill 

28 – Exterior Window 
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loading dock, and mechanical room. The doors are 
not currently handicapped accessible. 

The main entrance has a pair of decorative sliding 
bronze clad paneled outer doors. The doors are 
functional and are used to secure the building at 
night. Detailing incorporates heavy molding 
surrounds, panels, and recessed paneled stiles and 
rails. The doors are set into a large bronze clad 
frame topped with a decorative Greek key design, 
and ringed with a pattern of acanthus leaves, 
laurels, and egg and dart moldings. (Photo #31) The 
transom above the doors consists of a decorative 
bronze grille. The interior main entrance doors are 
double-leaf, clear finished wood, in-swing doors 
with raised wood panels in the lower sections and 
a glazed upper vision panel. Glazing is single-pane 
plate glass. Hardware consists of push/pulls and 
spring hinges. (Photo #32) Both sets of doors are 
only 30-inches wide. In general, both the outer and 
inner doors appear to be in good condition. 

The remaining doors consist of double-leaf, wood 
doors with wood panels in the lower sections and a 
glazed upper vision panel. (Photo #33) Glazing is 
single-pane plate glass, and has a protective metal 
screen. The doors are set into wood frames, with a 
true-divided light, wood transom window above. 
The doors are only 30-inches wide. Similar doors 
are present on the north side of the building, 
except the doors have wood panels in the upper 
sections in lieu of glazing. The panels in the lower 
sections are also damaged and are covered with 
plywood. Hardware consists of older style exit 
devices with vertical rods. The exterior thresholds 
are bronze. The door closers are in poor condition. 
Weather-stripping is negligible or non-existent. 
Wood door frames exhibit damage from continued 
exposure to water. The doors are damaged from 
continued use. In general, these doors are in poor 
condition and should be replaced with new custom 
wood doors to match the existing, with fully 
tempered glass vision panels. The frames should 
be repaired and repainted, and new weather-
stripping installed. Modifications for handicapped 
accessibility should be undertaken at one of the 
lower level entrances. The operable door leaf must 
have a minimum clear width of 34-inches. 33 – Lower Level Entry Doors 

31 – Main Entrance Outer Doors 

32 – Main Entrance Interior Doors 
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The staff entrance on the west side of the building, 
located in the service area, consists of a painted 
hollow metal door and frame. This was retrofit into 
the original wood frame. A newer style rim 
mounted exit device and closer are present. The 
door is in fair condition.  

E. Exterior Stairs 

The main entrance is accessed via a large 
monumental central granite stair. The stair has an 
elegant design that utilizes two side flights which 
join into a central landing and continue up to the 
main doors. (Photos #34 and #35) Cheek walls 
consist of carved limestone. The granite treads 
were recently repaired and re-set. It is important to 
note that the original drawings depict granite cheek 
walls; and two, bronze light fixtures at the upper 
landing. The bases of these fixtures are still 
evident. One bronze railing remains in the center of 
the upper stair run. The stair lacks any handrails or 
guardrails on the remainder of the runs. The 
current stair is not code compliant. The limestone 
cheek walls appear eroded from weathering, skate 
boards, and exposure to de-icing salt. Areas of 
staining, efflorescence, paint applied to conceal 
past vandalism, and graffiti were also observed. 
The granite treads/risers are in good condition. We 
recommend restoring the limestone cheek walls 
and installing new code complaint railings. 

A cast-in-place concrete stair connects the 
basement mechanical room up to grade. A painted 
steel guardrail protects the top of the retaining 
wall. The railing is in poor condition due to 
corrosion, and does not meet current code 
requirements. The guardrail should be replaced. 

A small loading dock is also located on the west 
side of the building. (Photo #36) It consists of a 
concrete structure wrapped with limestone slabs 
and granite stair treads. The dock exhibits severe 
damage from water infiltration. A non-code 
complaint rail is present on the open side. The dock 
should be repaired; and the railing replaced. 

 

36 – Loading Dock and Mechanical Room Stair 

34 – Central Monumental Stair 

35 – Central Monumental Stair Side Flight 

39 – Walls under Mezzanine 

36 – Loading Dock and Mechanical Room Stair 
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F. Interior Walls, Columns and Floors 

Walls: 

The interior walls throughout the building generally 
consist of flat, smooth plaster applied as a three-
coat system directly over terracotta back-up 
construction. The original drawings call for a 2-inch 
terracotta furring over the brick exterior walls, and 
4-inch thick terracotta for the interior walls. 
Ornamentation and embellishment appears to be 
concentrated on the main level and entrances since 
these constitute the primary public zones. In 
general, the plaster and painted finishes are in fair 
condition, except as noted below. 

Plaster damage appears to be prevalent at the high 
section of wall, up near the decorative frieze band 
at the ceiling. This is most likely due to continued 
water infiltration from the failed perimeter gutter 
system. Recent repair work is evident as “white” 
unpainted plaster. (Photo #37) Extensive plaster 
damage is present on the exterior walls and 
ceilings on each of the mezzanines. A large 
stepped crack is present at the office wall adjacent 
to the stair on the east mezzanine. However, more 
damage was observed on the west mezzanine. 
(Photo #38) Water damage was also observed at a 
few of the piers between the exterior windows. 
Repair of the damaged plaster is not recommended 
until the new roof work has been completed; and 
the building has been allowed to dry out. Repairs 
made prior to this will undoubtedly fail and result in 
unnecessary added cost.  

Walls enclosing the rooms under the mezzanines 
consist of custom stained oak, with built-in wood 
book shelves, approximately 60-inches high; and 
leaded glass transom windows above. (Photo #39) 
The wall into the staff support room behind the 
circulation desk has a built-in, double-sided card 
catalog drawer system. Wall base consists of 6-
inch high wood base under the bookcases in the 
reading rooms, and green marble approximately 4-
inches high in the atrium. A few damaged panes of 
leaded glass were observed in the transom 
windows. This treatment is also consistent around 
the stairs, main entry vestibule, library support 
spaces, office, and conference room. A similar 

37 – General View of Reading Room 

39 – Walls under Mezzanine 

38 – Plaster Damage at Mezzanine 
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treatment is also present on the room on the east 
mezzanine. 

The main conference room has wood paneling and 
trim, approximately 60-inches high; with plaster 
walls above. The plaster is separated into panels 
with wood verticals trim, chair rail cap, and a small 
crown molding at the ceiling. Wall base consists of 
green marble approximately 4-inches high. Damage 
was observed adjacent to the electrical outlet and 
door. (Photo #40) 

The main entrance walls are covered with full 
height marble, and have an ornate plaster molding 
at the ceiling. Gray marble slabs are set into a 
panelized frame of green marble. (Photo #41) The 
exterior doors have an ornate frame of green 
marble. The original bronze dedication plaque is 
also present. 

Main Level Columns: 

Large columns with decorative plaster enclosures 
surround the central atrium, and visually support 
the decorative frieze and ceiling under the central 
skylight. (Photo #42) The enclosures conceal the 
building’s cast-in-place concrete structural 
columns. The plaster column enclosures are round, 
except for the ones located at the corners of the 
atrium which are square. The columns engage the 
edge of the mezzanines.  

The column capitals are in the Ionic style, with 
scrolled ends, and are gilded to highlight the 
details. The round columns have fluted shafts 
which rise from smooth bottom sections, 
approximately 66-inches in height. The square 
columns are similar except with smooth shafts. 
The columns have a two-tone paint scheme. The 
bottom section has a faux painted band with a 
mosaic wave design at the top; and a decorative 
molding and Greek key band near the base, 
approximately 2-inches high. The column bases are 
octagonal-shaped, green marble, approximately 4-
inches high.  

The column capitals appear to have been recently 
repaired and repainted. However, the faux painting 
and plaster bottom sections exhibit signs of wear 
and tear and damage from impact. Vertical cracks 

41 – Main Entry Vestibule 

40 – Conference Room 

42 – Main Level Columns 
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are present on several columns. The column 
enclosures should be restored and repainted. 

Floors: 

Finish flooring varies by location within the building. 
Since the main level and entrances are the primary 
public zones, they have a higher level of finish. 
Support spaces and utility areas typically have 
either resilient flooring or exposed concrete floors 
with resilient wall base.  

Tile: The central atrium flooring consists of tile, in 
varying sizes, approximately 24-inches square and 
24-inches wide by 36-inches long. A formal gray 
marble border wraps the area, it is approximately 
30-inches wide, and corresponds to the columns. 
The underlying floor structure in this area is the top 
of the multi-level self-supporting library stack 
system. 

VAT: The reading rooms, lower level children’s 
room, auditorium, and lower level corridor flooring 
consists of 9-inch square resilient tiles; which 
appear to be VAT (asbestos containing material). 
This should be confirmed by a hazardous material 
specialist and licensed testing agency. The tiles in 
the reading rooms and children’s room are set in a 
repeating block pattern; and utilize separate field 
and accent colors. Except for a few cracked tiles, 
the flooring is in fair condition. Future renovation 
work should include abatement and replacement 
with new resilient and/or carpet tile flooring. 

Carpet: Broadloom sheet carpeting is present in 
the west section of the main level reading room. 
The carpet is in poor condition and should be 
removed. 

Linoleum: The mezzanine flooring consists of 
linoleum sheet goods over the original concrete 
deck. The linoleum is in poor condition and should 
be removed and replaced. 

Stone: The finish flooring in the main entry vestibule 
and lower level entrances consist of gray marble 
slabs. The main entrance also has green marble 
accents. The marble is in good condition, except for 
the lower level vestibule on the east side of the 
building, to the south of the main central entry stair. 
The marble slab at the exterior door has cracked and 44 – Library Stack System 

43 – Main Level Flooring 
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heaved, and presents an unsafe condition. This 
should be removed and temporarily replaced with 
lightweight cementitious fill, since this entry is slated 
to be renovated to serve as the handicapped 
accessible building entrance.  

The finish flooring in the stairs consists of gray 
marble slabs, set onto the steel stair structure. A 
few sections of marble flooring have cracked in the 
stairs, one loose slab is present near the door to 
the main level. This should be repaired and re-set. 
The flooring in the library stacks consists of gray 
marble slabs set into the metal frame of the self-
supporting library stack system. The marble 
flooring should be cleaned and sealed. 

G. Interior Ceilings 

The interior ceilings throughout the building consist 
of flat, smooth plaster applied as a three-coat 
system directly over expanded metal lath and a 
black iron support structure. Iron strap anchors 
were observed penetrating the attic floor slab, at 
the mid-span of the ceiling panel. A larger cavity 
space is present above the ceilings over the 
mezzanines.  

Damage from water intrusion is evident, and 
appears to be prevalent on the main level, at the 
perimeter of the building. Significant plaster 
damage is present on the west mezzanine. This is 
most likely due to continued water infiltration from 
the failed perimeter gutter system. It is unknown if 
the black iron supports and attachments are 
compromised from rust due to prolonged water 
exposure.  

Ornamentation and embellishment appears to be 
concentrated on the main level and entrances since 
these constitute the primary public zones.   

In general, the plaster and painted finishes are in 
fair condition; except as noted below. Repair of the 
damaged plaster is not recommended until the 
new roof work has been completed, and the 
building has been allowed to dry out.  

 

 

45 – Reading Room Ceiling 
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Reading Room:  

The ceiling is embellished with a decorative 
cornice, border and frieze. A pattern of ribs and flat 
panels with roped putty moldings and rebates is 
employed. (Photo #45) Light fixtures are centered 
on panels which “interrupt” the regular pattern. 
(Photo #46-A) Faux painting and polychrome colors 
are utilized to create a sense of richness and 
elegance. The ceilings located over these areas are 
higher above the finish floor below than the 
ceilings located over the mezzanines.  

The ceilings are riddled with cracks in both the ribs 
and flat panels. (Photo #46-B) The cause of the 
cracking is not apparent. Evidence of past 
campaigns of repair work was also observed.  
Signs of patching and over painting are clearly 
visible throughout. 

Additional investigation is required to confirm 
stability of plaster ceilings to develop an 
appropriate plan of action. 

Central Atrium Skylight: 

The area directly under the skylight is covered with 
a flat inner glass screen consisting of frosted glass 
panes set into a metal frame. (Photo #47) The glass 
exhibits water staining from the skylight above. 
The glass is not fully tempered. 

The ceiling area surrounding the inner glass screen 
consists of a system of plaster ribs and flat panels 
with ornate moldings, rosettes, trim, and cornice. 
(Photo #48) Original ventilation louvers are present 
in each panel, on all sides of the inner glass screen.  

A decorative frieze with plaster casts of classical 
Greek architecture surrounds the atrium. The 
original drawings indicate “Stock frieze. See 
catalog of P.P. Caproni & Bro. Boston, Mass. No. 
7000.” A little research yielded the following 
information. P.P. Caproni and Brother was the main 
supplier of high quality plaster casts to universities 
and museums throughout the United States from 
1892 to 1927. The casts were faithfully cast from 
molds taken from the original carvings. Missing 
sections and imperfections on the originals can be 
found on the casts. The casts were typically used 
as a teaching tool, which explains why they were 

46-B – Reading Room Ceiling Cracks 

46-A – Reading Room Light Fixture Panel 

47 – Central Atrium Ceiling 

48 – Central Atrium Ceiling Detail 
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most often seen in schools, museums, and 

libraries. The scene depicted around the Knight 

Library atrium is the eastern frieze of the 

Parthenon. (Photo #49) 

This area of the ceiling and wall above the frieze 

appears to have been extensively repaired and 

repainted. A few minor cracks and water stains 

were observed. In general, this area is in good 

condition. 

Lower Level: 

The ceilings in the lower level consist of flat, 

smooth plaster applied as a three-coat system 

directly over expanded metal lath and a black iron 

support structure. Ornamentation is much simpler 

and consists of a small plaster cornice and 

moldings. The ceilings are interrupted by dropped 

structural beams. The auditorium also has direct-

glue applied acoustic ceiling tiles. These were 

installed to improve acoustics and may have been 

installed in the 1950’s. It is unknow if the tiles or 

the glue dabs contain asbestos, this should be 

confirmed by a hazardous material specialist and 

licensed testing agency. In general, the ceilings are 

in good condition.  

H. Interior Doors 
 

Interior doors throughout the building consist 

primarily of oak, stile and rail, two-panel doors; set 

into wood frames. Doors into public areas have 

transom windows above. Metal clad wood doors in 

metal frames are located on utility/mechanical 

rooms, and into the central book stacks. Doors 

located in support and back-of-house areas have 

solid panels. Most of the doors appear to date from 

the original construction. Doors we would expect 

to be fire rated in modern construction, such as at 

the mechanical room, elevator machine room, and 

book stacks, do not bear UL labels and should be 

replaced. In general, the interior doors are in good 

condition. 

 

The main entry vestibule doors are full light, with a 

muntin pattern similar to that of a French door. 

Doors located in public areas have a glass vision 

49 – Central Atrium Frieze 

50 – Main Entry Vestibule Doors 
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panel. The doors on the main level and the office 
on the east mezzanine have stained glass panels. 
The remainder of the doors have clear glass panels, 
which are not fully tempered nor code compliant. 
 
Door widths are typically only 30-inches. Pairs of 
doors are located at the main entrance and lower 
level entrance vestibules. In general, the interior 
doors are not handicapped accessible since they do 
not provide 32-inches of clear width required for 
wheelchair passage. Also, many doors do not have 
the required push-pull clearances required for 
wheelchair passage due to location of adjacent 
built-in bookcases, millwork, and walls. We 
recommend seeking a variance for door width and 
clearances in staff areas. Doors in public areas 
must be made accessible. Installation of automatic 
door openers may also be an option. 
 
The existing door hardware throughout the entire 
building consists primarily of brass, knob style 
locksets. Kick plates are located on most wood 
doors. Panic hardware typically consists of older 
style exit devices with exposed vertical rods. Entry 
doors are equipped with door closers. The 
hardware generally appears to date from the 
original construction. Knob style hardware is not 
handicapped accessible compliant. We recommend 
replacing the hardware in the public areas with 
lever-style hardware. The hardware may be 
ordered in a finish to match the existing. 
    

 
 

I. Interior Stairs and Elevator 

Egress Stairs: 

The lower level, first floor and mezzanine levels are 
connected by two interior egress stairs. One stair 
is located at the rear of the building, on the west 
side; and serves the service/staff zone. The other 
stair is located at the front of the building on the 
east side, adjacent to the main public entrance; and 
serves the public. (Photo #53) The stairs consist of 
stone treads, painted steel risers and stone 
landings; set on metal stair construction. Railing 

51 – Lower Level Doors 

52 – Main Level Doors 
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systems consist of decorative metal balusters with 
scroll work and a wood handrail cap. The landings 
and mezzanines also have similar railings. The 
railings are approximately 32-inches high as 
measured from the finished riser and/or flooring to 
the top of the wood handrail cap. The building code 
requires new stair construction to have 42-inch 
high guardrails and handrails mounted at 34-inches 
above the walking surface. Only the stair run to the 
lower level has a wall mounted handrail. (Photo 
#54) 

The main entrance vestibule, and lower level 
entrances also have marble clad stairs which lead 
from the exterior into the building. (Photo #55) The 
main entry vestibule has a center mounted, painted 
steel, bronze capped handrail. No handrails are 
present at the lower level entrances.  

The lower level auditorium has direct access to the 
exterior on the Princeton Street side via a wooden 
stair. The stair consists of wood framing, three 
vertical risers, and a large platform in front of the 
doors. The entry and stair are not original to the 
building and appear to date from the 1940’s. A 
painted wrought iron guardrail with a wood cap is 
present on the room side of the stair.  

We recommend adding wall mounted handrails to 
enhance safety. Variances may be sought for the 
guardrail and handrail heights at the egress stairs. 

Library Stack Stairs: 

The library stack system also has several integral 
stairs. The stairs consist of stone treads and 
painted steel risers; set on metal stair construction. 
Metal handrails are present on each side of the 
stair, connected via posts to the stair construction. 
The main access stair is located on the main level, 
behind the circulation desk. A 32-inch high guardrail 
system with gate surrounds the opening in the 
floor. 

Elevator: 

Only one elevator serves the building. It is located 
on the rear or west side of the building; and serves 
the service/staff zone. It is a Payne elevator which 
appears to date from the original construction. The 

54 – Egress Stairs at Lower Level 

53 – Egress Stairs at Main Level 

55 – Egress Stairs at Lower Level and Main Entry 
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elevator does not have code compliant controls, 
safety features or the required dimensions and 
clear width at the elevator entrance required for 
handicapped accessibility. It is restricted to staff 
use, and predominantly utilized to move books and 
supplies between levels. The elevator does not 
stop at the middle book stack level. The machinery 
is antiquated and located in an adjacent machine 
room. (Photo #56) We recommend replacing the 
elevator in conjunction with future interior 
renovations. 

Book Lift: 

A non-operational book lift is present within the 
book stacks. It connects all book stack levels and 
rises to the main level, at the rear of the circulation 
desk. The original fiber rope is cut and 
unconnected. It is unknown if the motor and 
controls still function. We recommend 
rehabilitating the lift and installing a braided steel 
cable. 

    

 
J. Restrooms 

 
The building is currently served by five, original, 
single-user restrooms. (Photo #57) Each restroom 
is equipped with a floor-mounted toilet and either a 
wall-mounted lavatory or a vanity mounted lavatory. 
Limited improvements have been made over the 
years. Plumbing fixtures and finishes have been 
replaced in some of the rooms. The room layouts 
are narrow and located in areas that cannot easily 
be modified to be made handicapped accessible. 
The rooms do not currently comply with the 
minimum code required fixture clearances, door 
widths, and room dimensions. Therefore, the toilet 
rooms are not compliant with the accessibility 
code. We recommend constructing new, fully code 
complaint public men’s and women’s rooms on the 
lower level. As part of future interior renovation 
work, the staff restroom off the break room could 
also be renovated and expanded.  
 
 
 

56 – Elevator and Machine Room 

57 – Restrooms 
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K. Site 
 
The building is set back from Elmwood Avenue and 
fronts a large formal lawn. (Photo #58) The main 
entrance to the building is approached from public 
city sidewalks along Elmwood and Princeton 
Avenues, and Moore Street. Site stairs connect the 
city sidewalks onto the property. These transitions 
are not handicapped accessible. Sidewalks on the 
library grounds converge into a main walk, located 
on the central axis of the building; which leads to 
the central monumental stair, main entrance, and 
lower level entrances. Exterior pavement is in fair 
condition. 
 
Please refer to Appendix D1, attached at the end of 
this report, for recommendations for site 
improvements to make the site and entry 
handicapped accessible. 
 
A paved parking area with a tall, chain link security 
fence and motorized sliding gate is located on the 
west side of the building. (Photo #59) The motor on 
the gate does not appear to function. A rear yard is 
present behind this area; towards the school to the 
west. This area is enclosed with the original 
wrought iron fence. Tall masonry piers with 
decorative caps and ball finials form the openings 
for the gates. Only the gates at the opening onto 
Princeton Avenue remain.    
 
Consideration should be given to 
restoring the landscaping to something 
that more closely approximates the 
original setting, including large elm 
trees along Elmwood Avenue. 
 
 
 
 
 
 
 
 
 
 
 
 
 

58 – Site at Main Entrance 

59 – Rear/West Yard Gate 
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Appendix A1 – Additional Interior 
Plaster Ceiling Investigation 

Based upon our observations of excessive cracking 

and water damage during our initial existing 

conditions assessment, additional investigation of 

plaster ceilings was undertaken on November 17, 

2017 and again on January 26, 2018. Staff provided 

an opening in the west mezzanine ceiling for 

review since this area exhibits significant water 

damage. (Photo #A1). Reading Room ceilings were 

inspected by eye from the mezzanine level only. 

The mezzanine ceiling consists of a traditional, 

three-coat plaster system applied to expanded 

metal lath, attached to a suspended black iron 

support structure. (Photo #A2) The structure 

consists of a grid of secondary members and 

primary members. The plaster cornice at the 

perimeter appears to have been field-run, and is 

attached to a rough wire lath corner block. (Photo 

#A3) 

The secondary members are 1-inch high iron bars 

spaced at approximately 10-inches on center. The 

bars have a slight I-shaped sectional profile. The 

secondary bars run perpendicular to the primary 

members, which are 1 ½-inch by 1 ½-inch iron 

angles. The angles are spaced approximately 72-

inches on center and run perpendicular to the 

exterior wall. They span approximately 15-feet in 

length. (Photo #E4) All connections and 

attachments utilize tied wire. The wire on the angle 

iron appears heavier than the wire lath. Although 

some surface rust was observed, the heavier wire 

ties appear to be in good condition. 

The primary angle members are hung from the 

concrete attic deck slab with rigid, two-piece, 1-

inch wide iron straps. The straps are spaced 

approximately 48-inches on center. The upper strap 

section appears to have been cast into the slab at 

the time of original construction. The lower strap 

sections are connected to the upper sections with 

machine screws and nuts. (Photo #E4) The straps 

appear to be in good condition. 

The west mezzanine ceiling has a cavity space of 

approximately 16-inches between the underside of 

A1 – West Mezzanine Ceiling Opening 

A2 –Suspended Mezzanine Ceiling Structure 

A3 – Typical Mezzanine Cornice 
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the attic floor ribs and the plaster. The air inside the 

cavity felt warm and slightly moist. This could be 

attributed to water infiltration at the perimeter 

gutter system.  

A higher, finished ceiling appears to have been 

installed directly against the underside of the attic 

slab. (Photo #A5) The attic slab was constructed 

utilizing metal forms which joined to form ribs at 

approximately 24-inches on center. Metal lath and 

a brown coat of plaster were observed above the 

lower ceiling, just below the ribs. (Arch Details #1)  

Finished ceilings on the mezzanine measure 

approximately 10-feet six-inches above finish floor. 

The adjacent stair and closet plaster ceilings 

measure approximately 12-feet above finish floor. 

This correlates with the dimension of the cavity 

space between the upper and lower ceilings. 

The west mezzanine ceiling appears to have 

bowed, and has a low point or belly in the center. It 

is unknown if this occurred soon after the original 

plaster was installed, or is more recent.  

The ribs and moldings of the Reading Room are 

most likely formed with metal lath, below the 

upper ceiling construction. In general, the ceiling 

structure observed tends to create a rigid system. 

This may contribute to some of the cracking, and 

the campaigns of previous repair work. It appears 

that cracks may have developed soon after the 

completion of the building.  

Unlike mezzanine ceilings, plaster ceilings above 

the Reading Rooms appear to be directly applied 

with lath to the under-side of structure, but 

additional inspection from a ladder or lift will be 

required for confirmation. 

We recommend engaging an experienced, 

ornamental plaster specialist to sound out all 

ceilings, beams and cornices to determine if plaster 

has delaminated or disengaged from the metal lath, 

and to develop recommendations for overall 

restoration. 

 

 

 

A4 – Typical Mezzanine Ceiling Construction 

A5 – Typical Mezzanine Ceiling Construction 
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 B1.   Recommendations & Budget 

The following list of recommended improvements have been identified in the existing conditions 

assessment. For convenience, the items are listed below, with a recommended level of priority 

assigned based upon professional judgement. The priority scale ranges from 1-3, with “1” being the 

highest and “3” the lowest priority. 

The following Order of Magnitude Budget Costs were provided by Pezzuco Construction and are 

intended for planning purposes only. They do not include costs for improvements or upgrades that are 

not specifically described. Hazardous material abatement, design and construction contingencies, 

escalation, fees, and other soft costs must be added to properly budget for future work. 

Item:                  Priority      Order of Magnitude 
         Level:      Budget Cost: 

 

Roof - Much of this category is included in the funding allocation from the Champlin Foundation. Our 

understanding is that this work will be competitively bid, so cost estimates were not included. 

a. Replace missing or damaged clay tile shingles.      1    

b. Replace missing clay tile rain stops along upper   1   

roof and eaves.           

c. Remove and replace integral copper gutter system.   1   

d. New copper flashings on roof and at chimneys.   1   

e. New horizontal lead flashing and sealant at cornice.    1   

f. New breathable sealer at limestone cornice.    1   

g. New ventilator and 12-inch high curb at upper roof.   2   

h. New walkway pads at roof hatch on upper roof.   2   

i. Replace large central skylight with new.    2   

j. Repair rear skylight.       1   

k. Repair and repoint chimneys.      1   

l. New chimney caps.       1    

Attic 

a. Remove existing blow-in fiberglass insulation and   3  $ 100,000 

 provide new rigid mineral wool insulation. 

Exterior Masonry - Much of this category is included in the funding allocation from the Champlin 

Foundation. Our understanding is that this work will be competitively bid, so cost estimates were not 

included. 

a. 100% repointing of cornice, accent band, and water table.  2 (1)   

b. Repair damaged window surround on west side.    2   

c. Selective repointing of masonry walls.  (Assume 30%)   2 (1)   

d. Repair damaged masonry at west side.     2 (1)   

e. Coating and graffiti removal.      2   

f. New breathable anti-graffiti coating.     3 

g. Repair cheek walls at exterior front stair    3 

h. Repair loading dock masonry.       3   
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Windows – Direct from Heritage Restoration (GC OHP NIC) 

a. Remove protective exterior screens; restore all wood 

windows; replace missing hardware, and add new weather-

stripping and vandal-resistant glazing.  2  $ 350,000 

b. Install new exterior sealant and paint exterior trim and sills.  2  $ 125,000 

Exterior Doors 

a. New custom exterior wood doors at lower level auditorium.  1  $ 25,000 

b. New custom exterior wood doors at front lower level entrances. 1  $ 50,000 

c. Replace hardware at main entrance inner doors.   1  $   5,000 

 

Exterior Stairs 

 

a. New guardrails and handrails at main entry stairs.   2  $ 20,000 

b. New guardrail at basement mechanical room areaway stair.  2  $   5,000 

c. New railing at loading dock.      3  $   7,000  

Interior Walls, Columns and Floors 

a. Repair water damaged walls.      2  $ 50,000 

b. Repair and restore main level column enclosures.   3  $ 20,000 

c. Clean interior stone walls in main entry vestibule.   3  $   5,000 

d. Replace VAT, carpet and linoleum finish flooring. (14,000sf)  3  $165,500  

e. Clean and seal interior stone flooring throughout.   3  $   7,500 

f. Repair damaged leaded glass on main level.    2  $ 20,000 

g. Construct new storage closets in lower level auditorium.  3  $ 10,000 

h. Paint interior walls and clean wood trim.     3  $ 70,000 

Interior Ceilings 

a. Repair damaged, ornate plaster ceilings at 

Reading Rooms and mezzanines.     2  $150,000 

b.  Replace glass at central atrium skylight screen.    3  $ 20,000 

c. Remove applied acoustic tile in lower level auditorium;  3  $ 10,000 

 and repair and repaint plaster ceiling. 

d. Repaint all non-ornamental ceilings.     3  $ 20,500 

e. Touch-up paint at Atrium       3  $ 12,000 

Interior Doors 

a. Replace door at mechanical room with new fire-rated   3  $  2,500 

door and frame. 

b. Replace door vision panels with fully tempered glass.   2  $ 8,000 

c. Re-work public area doors to provide 32-inches clear.   2  $ 25,000 

d. Provide new lever-style hardware on public area doors.  2  $ 32,000 

Interior Millwork, Cabinets and Furniture 

Work not included in estimate. 
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Interior Stairs and Elevator 

a. New wall mounted handrails.      2  $ 20,000 

b. New 42-inch high glass guardrail behind existing guardrail  2  $ 25,000 

on each mezzanine. 

c. New handrails at lower level entry stairs.    2  $   4,000 

d. Repair library stack book lift.      3  $ 15,000 

e. New 3-stop electric elevator, concrete pit, CMU shaft, interior  

modification at lower landing, main level and mezzanine, and  

ventilation to roof.         2  $ 420,000  

Restrooms 

a. New accessible toilet rooms on lower level.    2  $ 140,000 

b. Renovate existing single-user toilet rooms.    3  $   25,000 

c. Renovate and expand staff break room toilet room.   3  $   25,000 

 

Site Work 

a. Re-work south exterior entry into lower level     2  $ 75,000 

into accessible entry. 

b. Re-work sidewalk and add new handicapped     2  $ 15,000  

accessible walks to south exterior entry. 

c. New custom storage/maintenance shed at west side.   3  $  15,000  

d. Repair gate motor at staff parking area.     3  $    2,500 

Mechanical 

a. Install new heating, cooling and ventilation system.   3 (2)  $ 750,000 

Electrical – Phase 1 

a. New transformer pad and underground electrical service.  1  $   70,000 

b. New electric room and distribution to existing electrical panels 1  $   55,000 

c. New fire alarm per Jensen Hughes specifications.   1  $ 135,000 

d. New battery powered emergency lights.    1  $   35,000 

Electrical – Phase 2 

a. New tel/data cable wiring.      3  $   55,000 

b. New electrical outlet layout and wiring.     3  $ 155,000 

c. New general lighting layout, wiring and controls includes    

restoring existing (28) chandeliers and tulip wall sconces 

with new wiring and controls.       3  $ 250,000 
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