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TRUSTEES MEETING NOTICE & AGENDA  

TUESDAY, SEPTEMBER 23, 2014 at 7:00 PM  
LINCOLN HALL MEETING ROOM, 2 LINCOLN STREET 

 
 

1. CALL TO ORDER/PLEDGE OF ALLEGIANCE TO FLAG  [7:00 PM] 
 

2. AGENDA ADDITIONS/CHANGES  [7:00 PM] 
 

3. APPROVE AGENDA  [7:05 PM] 
 

4. GUESTS,  PRESENTATIONS AND PUBLIC HEARINGS  [7:05 PM] 
 

a. Comments from Public on Items Not on Agenda     

5. OLD BUSINESS  [7:10 PM] 
a 

a. Bid Award for Co-Generation Installation at Wastewater Facility 
b. Revision of Septage Receiving Policy at Wastewater Facility 
c. Update on Pearl Street Link Project        

6. NEW BUSINESS [7:30 PM] 

 

a. Request to Amend Regulation of Public Nuisance Ordinance   
 about Open Burning 
b. Grant Application for Downtown Charrette 
c. Grant Application by Bike/Walk Advisory Committee 
d. Grant Application for Fire Department iPads 
 

7. MANAGER’S REPORT                                                                             [7:50 PM] 

 

a. Various Meetings 
b. Trustees meeting schedule  

 

8. TRUSTEES’ COMMENTS & CONCERNS/READING FILE [7:55 PM] 
 

a. Board Member Comments  
b. Minutes from Other Boards, Commissions and Committees: 

• Tree Advisory Committee 9/16/14 
c. Notice of Appeal of Decision Regarding Water and Sewer Fees for 38 Thasha Lane 
d. Memo about Lease with NECR for Multiuse Safety Path 
e. Email Correspondence about Unsafe Walking Conditions 
f. Draft Letter to the Essex Resort and Spa 
g. Lincoln Hall Building Envelope Evaluation with Final Summary of the  
       Extent of Repairs    

9. CONSENT AGENDA  [8:00 PM]   
 

a. Approve Minutes of Previous Meeting 9/9/14 
b. Approve Warrants Check #10050007 to Check #10050091 totaling $607,199.23.    
c. Approve Noise Waiver for EHS Homecoming Fireworks on 10/10/14 

 

10. ADJOURN                     [8:05 PM]  
 
Meetings of the Trustees are accessible to people with disabilities. For information on access or this 
   agenda, call the Village Manager’s office at 878-6944.  Times on the agenda are approximate.  
 









































































































Essex Junction Village Offices 

(Lincoln Hall) 

Building Envelope Evaluation 

September 15, 2014 

Liszt Historical Restoration, Inc. 
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I.  Introduction 

A. The building envelope analyses of the Essex Junction Village Offices, 
conducted on August 6 & 7, 2014 for the village by Liszt Historical 
Restoration, Inc. involved a complete notation of observable conditions. 
These include the visible foundation and load-bearing brick masonry, 
windows, doors, and wooden elements, as well as the roof and chimneys. 
This document is arranged by way of a summary of the conditions, presented 
by elevation and corresponding wings and segments with the focus on poor, 
failing, or negative conditions.   The presentation is in outline form (the 
numbering proceeds categorically according to the elevation title, region 
description, and observation(s), followed by the recommendation or 
prescription(s)), with adjacent photographic examples for most, but not all of 
the conditions mentioned.  Many of the photos are representative of the 
condition as is typical, although the majority show the problem location for 
direct reference. 

B. For each elevation, suggestions and prescriptions are presented for 

most of the concerns seen, however common repair methods for frequent 
problem areas will be assumed in reference to previously noted elevations, 
unless otherwise indicated in order to minimize needless repetition in this 
document.  Additionally, some areas, such as proper repainting, are obvious. 
First, a summary of the general widespread issues concerning the building 
envelope will be addressed in order to present a forensic background for 
better understanding the specific problems areas.  While the focus is the 
nature of masonry failure and repair, wood, roofing, steel, etc. have been 
included.  The outline also includes photographs of both general and specific 
areas, however it must be understood that certain conditions will emerge to 
be seen and addressed as ‘typical.  Following the outline, a philosophy of 
approach and outlook toward general scheduling are addressed. 

II.  Overall state of external envelope 

A. Sandblasting: 
1. The building has been cleaned by sandblasting in the past and 
this will present a long-term cause for concern.  Sandblasting 
removes, wholesale, the protective sand-face of the bricks, hastening 
the decomposition of the external masonry envelope by way of the 
elements, one sign of which is premature spalling. 
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2. Many brick throughout the building show signs of spalling, 
particularly ‘salmon’ brick used during past repairs.  These bricks were 
never intended for external use, as they experienced less heat during the 
kilning process and therefore are quite soft in composition.  These bricks 
most often spall and crack earlier, due to their more fragile nature. 

B. Frequent building repairs:  Many of the various repairs made to the building 
in the past have caused a variety of damage to the Town Offices building and will 
continue to do so, both in obvious areas and in areas yet fully affected by the 
seasons and stresses. 
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1. Portland cement: noted as ‘PCM’ throughout the document. 

a) Portland cement mortars, while useful with modern 

building products and design, most often prove harmful in the 
long run to historical edifices. 

(1) First, Portland mortars are most often too hard for 

vintage brick. 

(2) With building shift over time, modern mortars crack 

and do not self-heal.  This joint failure allows liquid water 
into the envelope. 

(a) Additionally, the hard mortars frequently 

cause spalling and cracking in the bricks, themselves, 
allowing more liquid water into the envelope and the 
individual brick, as well. 

(b) Vintage lime mortars, however, are sacrificial 

and self-healing, to an extent.  This protects the brick 
and ensures that small cracks in the joints will most 
likely not yield to water-problems.  This is the proper 
remedy and one not in use on Lincoln Hall. 

(3) Portland 

cement mortars trap moisture by blocking vapor 
transfer during the drying process.  

(a) All buildings breathe but the design of 

historical buildings includes the evaporation of vapor 
through the materials used. 

(b) Portland mortars are known to hold in the 

liquid mortar within the wall, slowing drying time. 

(c) Vintage lime mortars breathe as part and 

parcel of the process of carbonation and setting of the 
mortar, hence their world-wide, millennia-old use. 

(4) Modern Portland cement hasten freeze/thaw 

damage because water expands during freezing.   This 
causes spalling of the masonry, among other problems. 
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(a) The cyclical process continues to allow more 

and more moisture into the envelope due to the 
continuing and worsening failure of the mortar 
and/or the brick, a cycle of decay.  

(b) This can yield severe structural damage, as 

well as aesthetic concerns. 

(5) Vintage lime mortars, including judicious use of 

hydraulic setting lime mortar in the proper locations will be 
the best way to conduct the vast majority of repairs.  I.e., most 
proper repairs made to historical buildings ought to utilize 
vintage materials best matching the physical requirements 
and characteristics of the original materials, thus the use of 
non-portland cement lime mortar is recommended 
throughout. 
(6) PCM, where used for deep repairs such as brick 
replacements/rebuilding or when used in structural elements 
such as jack arches usually require 100% remediation for a 
proper repair. 

(a) Even if properly repointed over using lime 
mortar, the PCM, where not failed, will not breathe 
and the symptoms will again become evident over a 
few years in most cases. 

(b) Since in each region of concern, the PCM is 
failing in someway, removal necessitates rebuilding in 
structural elements.  PCM is brittle, due to excessive 
strength, and more failure points will erupt, spreading 
the problem more quickly. 
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2. Rusting steel:  The natural oxidation process of steel has 
caused damage as the rust has grown in some areas. 

a) Rust expands very strongly, which causes movement and 

breakage in both bricks and mortar.  This hastens the 
freeze-thaw damage as more and more water penetrates the 
building envelope. 

b) Steel can be scaled of rust and coated with a preventative, 

if needed.  Steel lintels installed on the East Elevation are an 
example. 

C. Other wide-spread masonry issues: 

1. Jack-arches throughout the building elevations need attention 

by either repointing or rebuilding, as noted. 

2. Step Cracks are a cause for concern throughout the elevations 

and require repointing.
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3. Slight bulging in the east/west elevations suggest a need for 

rosettes to be installed to keep the walls erect over the long-term. 

D. Woodwork:  Rot  

1. In several areas of the building sills, lower sashe areas, and 

trim show signs of rot.  In most cases, consolidation and repair is 
needed at the punky areas. 

a) The majority of the window sills across the building require at 
least minor wood consolidation.   In certain areas either replacement 
or Dutchmen may be required. 

b) Major focus areas are noted in the elevation details below. 
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E. Other important water penetration issues 

(1) Roof: The roof over the Youth/Senior wing has badly 

deteriorated. 

(a) The shingles have blown off on the south side. 

(b) The south roof is badly sagging and the wood 

trim below shows signs of rot:  The sheathing looks to 
be compromised and likely requires replacement. 

(2) Flashing/diverters: The steel flashing on the 

Youth/Senior wing shows signs of rusting, with some holes: 
Replace.  Diverters can channel water away from problem 
areas. 

(3) Sealant 

(a) Sealant is lacking at most junctions of wood & 

masonry, e.g. windows and doors.  The thermal 
properties of two dissimilar materials are best dealt 
with by using a good sealant to keep out the weather. 

(b) Sealant has failed at the flashing for the 
chimneys and all over the Youth/Senior wing roof. 
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2. Paint:  

a) Much of the woodwork has been repainted several times 

over the years, with varying regard to proper preparation of the 
wood underneath or care for adjacent materials like glass and 
brick.  Underneath, the wood was found to be in varying states of 
health.  A thorough preparation for repainting will reveal the full 
nature of what will need to be addressed for rot, although much 
has been identified.  The paint likely contains lead, so proper 
remediation will need to be used in the preparation process. 
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b) Poor painting technique and lack of care/attention has 

yielded a plethora of paint drips and stains on the masonry 
throughout the building.

 

Gentle cleaning (due to the sandblasting) using an appropriate paint stripper and 
judicious use of a brick colored stain would clear away and/or hide to shoddy 
work of the years.  (Some paint may not come off without damaging the brick, 
due to the age of the paint and the removal of the brick’s sand face.) 
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c) Most elevations exhibit staining from rain runoff at the 
metal shutters around the windows.  This may be cleaned.  This is 
a problem with oxidation of the paint over time. 
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III. East Elevation 
A. Foundation: 

1. Right-hand corner: 
a) Loose corner stones and improper running bond at cornerstone 
with perpetuating cracks moving upward into the brick. 
b) Resetting recommended, along with repointing using 
appropriate pozzolanic mortar, including the brick above. 

 

2. Failed mortar and PCM throughout the foundation area. 
a) Repoint using pozzolanic mortar:  ~ 75’x 2’. 
b) ~ 6-8 stones bonds have failed and will need to be set-in-place. 
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B. South Wing 

1. Masonry between the foundation and below 1st floor windows: 
a) Several areas of mortar failure.

 
b) Repointing of ~ 10’ sq. recommended at select locations. 

2. Left-hand cornice projection:  Sealant failed at flashing above. 
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3. Step-crack issuing from cornice projection tracing the gable line: 
Repoint ~ 8” wide band for ~ 6 l.f. 

4. 2nd Floor window on the left:  

a) Arch has dropped and mortar is failing:  Rebuild. 

b) Step-crack issues upward ~ 4’ ft towards roofline: Repoint. 

c) Sill:  Very punky on right side:  Replace. 

d) Bad mortar (small) repairs to the left of the window: ~ 1 l.f. 

e) About 12-6 count small repairs needed by the conduit. 

5. Stepcracks between the left and center upper window:  Repoint ~12 
linear feet. 
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6. First Floor Window: 

a) Sill and trim require consolidation. 

b) Jack arch failing and there is a bulge overhead:  Rebuild, 
including 2’ above. 

 

 

 

 

 

c) Two metal brackets on the right of the window repaired using 
PCM have cracks/holes: Replace 2 c.t. 

7. Gable window: 

a) Requires glazing and consolidation. 

b) One window pane is cracked. 

c) Piece of wood missing:  ~ 4.5” radius. 

d) Lowest bricks in the arch have severely eroded mortar: ~ 1 l.f. 
repointing. 

e) Mortar joints void beneath sill:  ~ 1.5 l.f. repointing. 
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8. 2nd Floor Center Window: 

a) Sill:  Ends badly rotted.  Replace. 

9. 1st Floor Center Window: 

a) Sill:  Consolidation required with an in-depth repair on the left. 

b) Hole in brick filled with PCM:  Repair using matching mortar 
color. 

10. 2nd Floor Right window: 

a) Parging under the arch is failing:  Reparge. 
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b) Sill:  Consolidation required. 

c) Broken bricks (2)  to the right repaired with PCM:  Replace. 

11. Window on North Return:  

a) Joint failure above window:  Repoint ~ 4’ sq. 
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b) Joint between wings has failed using PCM:  Install backer and 
sealant at corner. 

c) Sill:  Requires some consolidation. 

d) Nearby there are about 12 small PCM repairs and chipped brick: 
Repair appropriately. 

12. Hose Bib: 

a) Wood quite punky.  Consolidation recommended. 

b) Mortar at the bricks above has failed because there is no proper 
lintel at this opening. 
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(1) Mortar failures issue to the window above. 

(2) Install lintel or a jack arch and repoint above. 
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C. Central Wing 

 

1. Masonry surrounding the front steps: 

a) Spalled brick to the right of entry steps, ~5 c.t. 
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b) Spalled brick to the left of entry steps, ~ 10 c.t. 

c) Several brick have holes, ~ 9 c.t. 

d) Replace brick and repair damage with appropriate mortar. 
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2. Masonry between the foundation and below 1st floor windows: 

a) Several areas of mortar failure, including step cracks. 

b) Repointing of ~ 10’ sq. recommended at select locations. 

3. Main arch. 

a) The arch has dropped very slightly and when sounded, 
resonates as though some bonds have failed. 

b) Repointing of the large, continuous joint recommended. 

c) Several PCM repairs (~12) at various joints and on 
chipped/broken brick near the arch.  Repair appropriately. 

d) Repoint ~22’ sq. @ select eroded spots above the arch. 
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4. Left-hand window, 2nd floor: 

a) Some sill consolidation repair required. 

b) Repoint the top and center joints of the jack arch. 

5. Center window, 2nd floor: 

a) Mortar soft and eroded in the jack arch: Repoint 100%. 

b) Sill badly rotted.  Replace. 

c) Lower part of trim in need of consolidation repair. 

d) Below the sill, there is a very poor PCM repair that is failing: 
Rebuild 4’x 2.5’ recommended. 

e) Repoint the ~12’ bad PCM repairs between the columns. 

6. Center window, 1st floor: 

a) Jack arch bulging with stepcracks.  Rebuild and repair above, 
~16’ sq.  

b) Sill and lower trim requires a small amount of  consolidation 
repair. 

7. Right-hand window, 1st floor: 

a) Sill and trim require a small amount of consolidation repairs. 
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b) Jack arch has dropped and bricks are loose:  Rebuild. 

8. Right-hand window, 2nd floor: 

a) Jack arch joints failing a the horizontal and above - severely 
cracked:  Repoint 100% up to the trim, ~4’ x 3’. 
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b) Sill and lower trim require a small amount of consolidation 
repairs. 

c) Severe bulge under sill from failed PCM repair:  Rebuild          ~2’ 
x 3’. 

9. Upper right-hand corner at the northern return: 

a) Failed joints:  Repoint both faces ~ 1’ sq. 

b) Failed vertical joint between wings: Cut out and install backer 
rod/sealant. 

D. Hose Bib: 
1. Wood quite 
punky and split. 
Consolidation repair 
recommended. 
2. Mortar at the 
bricks above has failed 
because there is no 
proper lintel at this 
opening. 

a) Mortar 
failures issue to the 
window above. 
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b) Install lintel or a jack arch and repoint above.  Gravity is pulling 
the bricks downward.  The wood frame has flexed with time, 
furthermore, the bricks are heavily cantilevered.  This will continue to 
worsen with time and as increasing moisture fills the gaps, enhancing 
the freeze-thaw cycle. 
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E. North Wing 

 

 

1. Southern Return and left-hand column: 

a) This segment of the building has been rebuild 100% and/or 
repointed using PCM over a poured concrete footer.  (Very messy 
craftsmanship.) 

b) Many ‘salmon’ brick were used and they are beginning to see 
severe weathering.  These brick will be the first to spall as they age and 
should be replaced in a timely manner.  Not urgent as of yet. 
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c) Several voids/mortar failures observed at the transition points 
between the modern rebuild and the original masonry in the joints:  Fill 
with appropriate mortar. 

2. Left-hand window, 1st floor: 

a) Steel I-beam lintel above the window is badly rusted and has 
caused the mortar around it to crack and fail.  

(1) Bulging wall.  Expanding rust will continue to worsen 
the problem. 

(2) The steel should be exposed, scaled down to good 
metal, and coated with a rust inhibitor and the surrounding 
masonry rebuilt appropriately. 

b) Repointing of about 20’ sq. above required, along with about 10 
count brick replacement nearby. 
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3. Left-hand window, 2nd floor: 

a) Jack arch has dropped and mortar is soft and failing. 

b) Rebuild, including ~2’ above. 

4. Center window, 2nd floor: 

a) Below:  

(1) The roof flashing has cracked at the rosette and the 
sealant has failed:  Repair appropriately to minimize further 
freeze/thaw damage. 
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(2) Soft/failed mortar and PCM repair joints, along with 
several loose brick build up to the window sill:  Rebuild ~ 10’ sq. 
and repoint PCM joints to the right. 

b) Sill and trim typical: Some consolidation required. 

c) Trim on the left is loose. 

d) Jack arch has dropped slightly: Repoint 100% and ~ 9’ sq. above 
due to soft and severely eroded mortar. 

e) Repoint around rosette(~1’ sq.) and repair 2 holes from old 
hardware with appropriate mortar. 

5. Right-hand window, 2nd floor: 

a) Mortar is eroded and soft at the jack arch and above to the trim. 
Repoint 100%: 
~ 20’ sq. 

b) Sill: 
Typical. 
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6. Right-hand window, 1st floor: 

a) Steel I-beam lintel above the window is badly rusted and has 
caused the 
mortar around it 
to crack and fail.  

(1) Bulging wall.  Expanding rust will continue to worsen 
the problem. 
(2) The steel should be treated as with the other side. 

b) Repointing of ~ 50’  sq. above lintel required due to failed 
mortar/PCM repairs. 

c) Repointing of 
area below and to 
each side of the 
window required due 
to failed mortar/bad 
PCM repairs, ~ 12’ sq. 
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7. Upper right-hand corner of wall: 

a) Deep mortar voids and failures observed. 

b) Repoint ~ 2’x 2’ area recommended. 

8. Right-hand and left hand-window wells: 

a) Wells are in very bad shape. 

(1) Mortar cap has broken and pieces are loose in some 
places. 

(2) There are many loose brick and much failed mortar. 

(3) Rebuild window wells with weeps and through-wall 
flashing under caps recommended. 

b) Left-hand window:  

(1) Trim panel is loose. 

(2) Some consolidation required. 
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c) Doorway: 

(1) Threshold: 

(a) Lower area of doorframe slightly punky. 

(b) Some wood consolidation required. 

(2) Masonry failure due to erosion and PCM repairs on 
each side of doorway. 

(a) Repoint from slab to 2’ high on each side, ~ 12’ 
sq. 

(b) Replace ~ 5 spalled brick on the left of the 
doorway. 

(c) Reset ~3-4 loose bricks on the upper right side 
of doorway. 
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(d) Both vertical joints have failed:  Repoint 7 l.f. 
each side. 

(3) Concrete steps and porch are badly cracked and in 
need of concrete repair or replacement. 
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IV. South Elevation 

A. Main Building 
 

1. Redstone Foundation: 

a) Lower right-hand corner sunken. 

b) Repointing recommended to replace old and failing PCM mortar 
at redstone.  Approx. 36’w x 2’h. 
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2. Region below 1st-floor windows: 

a) Spalled and cracked brick up to 4’ above foundation:  10 c.t. on 
the left and 40 c.t. on the right side of the steps. 

b) Approx. 30 s.f. of mortar failure due to freeze-thaw and PCM 
repairs:  Repoint recommended. 
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3. Doorway: 

 

a) Badly prepped and painted with failed sealant next to brick. 

b) Woodwork:  Several rotten/punky areas observed. 

(1) Loose molding and trim on left side at window inset & 
loose trim on the right-hand return at the window inset. 

(2) Bases of wooden elements all rotted somewhat on 
both sides. 
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(3) Rotten panel on the right at window inset. 

(4) Loose dutchman piece on the lower left.  Reattach. 

(5) Windows at the insets and above door in need of 
reglazing and cleaning:  Very poor paint job. 

(6) Spider-web window needs reglazing. 

(7) Column tops need consolidation and varying degrees 
of repair. 

4. 1st Floor Windows: 

a) 1st window on the left:  punky and rotted in places, including the 
lowest portion of trim. 

b) Right-hand shutter is dented on top. 
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c) Very bad failing PCM repair above lintel and below 2nd floor sill 
yielding damage to original mortar below:  Repointing of 5’x 5’ areas 
between the left windows is recommended. 
d) 2nd window from the left:  Similar scenario to that listed above. 
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e) Badly rotten sill and lowest portion of trim. 

f) 2nd window from the right:  

(1) Slight consolidation repair recommended for sill. 

(2) Very bad repair above lintel with skim-coat of PCM: ~4’ 
x 4’ repointing recommended.  Skim coats tend to damage any 
good original mortar underneath, lending the illusion of 
solidity. 

g) 1st window on the right:  

(1) Slightly punky sill.  Consolidation needed. 

(2) Very bad skim-coat PCM repair above lintel failing and 
causing adjacent old mortar to fail between the two lower 
right windows:  Total region for repoint recommendation is 14’ 
x  1.5’. 

h) Bricks above left-most sill missing on either side 
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5. 3” peice of Soffit and cornice missing at transition to Senior Center: 
Gap allows in insects and weather. 

6. Upper 
left-most corner region:  2’x 2’ area of 
cracked joints requiring repoint. 
Caused by gap in the buildings. 
Sealant and new flashing, should be 
reinstalled between in order to 
remedy this. 

7. 2nd-Floor Windows: 

a) Windows to the left:  

(1) Very bad PCM repair failing at jack arches and above: 
repair, including bulge to the left of the arch due to same bad 
PCM repair. 
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(2) Major repair or replacement of sill needed due to rot. 

b) Center window: 

(1) Parging under jack arch failed:  reparge. 

(2) Sill is punky:  Some consolidation recommended. 
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c) Windows to the right: 

(1) 1st window at the right: 

(a) Trim on right-side badly split up about 2’ high 
started due to rot. 

(b) Sill requires a repair or a dutchman on the right 
side due to severe rot, in addition to general 
consolidation repair. 

(c) Jack arch PCM skim-coat repair failing:  Repair 
recommended. 

(d) Right-hand corner column original mortar 
eroded and nearby ‘repairs’ just skim coated covering 
many actual mortar voids.  This is often worse for the 
masonry than leaving slightly eroded joints, due to the 
water vapor retention of the PCM and the hidden 
damage. 
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(2) 2nd window from the right: 

(a) Sill very punky:  Wood consolidation repair 
recommended. 

(b) Jack arch and above:  Failing poor PCM repair. 
Rebuild recommended. 

(c) Column between the upper windows has badly 
eroded old mortar joints and poor PCM skim-coated 
repairs:  3’ x 10’ repoint recommended. 

B. Senior/Youth Center 
1. Roof: Urgent!!! 

a)  Most tabs have blown off the shingles. 
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b) Sagging evident: likely rot in the sheathing. 

c) Flashing looks rusty and compromised. 

2. Front Entry:  

a) Rot on both sides at the bottom of the doorway in many places. 

b) Right side capital trim is quite punky:  Consolidation 
recommended. 

3. Both upper left and right capital are quite punky:  Consolidation 
repair recommended. 

4. Upper Cornice: 

a)  Wood is punky and cracked at the center of the building: 
Consolidation and wood repair recommended. 
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b) ½-round above fascia is rotten in the center of the building: 
Replace rotten portion 
recommended. 

 

 

 

 

 

 

 

 

 

5. Foundation:  PCM 
repairs have cracked and are 
starting to fail.  Repoint 
recommended using 
appropriate mortar. 

6. Siding:  Vinyl siding 
is beginning to crack. 
Residing should take place 
soon. 
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V. North Elevation 

A. Main Building 

1. Foundation 

a) Mastic covering fieldstone:  prevents natural cement 

from breathing and could yield premature failure due to 
freeze/thaw of captured water since holes are evident.  This 
does little to stop the flow of moisture via ‘damp wicking’ from 
the ground.  If holes exist in the mastic, then water retention 
occurs.  Minimally, these voids should be filled with the 
appropriate mortar.  (It may be discovered that there are more 
pronounced foundation issues below the surface of the ground.) 
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b) Left corner: Mortar void observed- water penetration 
and internal powdering of mortar from freeze/thaw likely. 

2. Brick region at first floor: 

a) Right corner: Brick repair using PCM immediately above 

shows signs of failing by way of cracked and failed joints.  
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(1) Rebuild using pozzolanic lime mortar and remove 
surrounding PCM. 

(2) See note 2. below for more information. 

b) One foot above foundation:  Repointed in the past with 
PCM:  Failing in several locations.  

(1) Repoint using pozzolanic lime mortar recommended. 
(2) A pozzolanic lime mortar will delay erosion due to the 
persistence of ice and snow in this area, while maintaining 
breathability. 
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c) Step cracks evident below left, center, and right windows.  

(1) Repoint using lime mortar recommended. 

d) Broken/cracked/spalled bricks. 

(1) Three (3) broken brick on left-hand column 3’ above 

foundation.  
(2) Six (6) broken bricks at western corner. 

(3) Replacing broken and cracked bricks can help with water 
penetration issues over time. 

 

 

 

e) Mortar erosion, varying degrees of intensity: ~40 ft. sq.  

(1) Repointing recommended below 8’ mark on this 

elevation for any joints with ‘scrapable’ mortar 
(case-by-case) for depths greater than 3/8”. 
(2) Joints exhibiting ~¼” erosion likely do not require 
immediate repoint, however subsequent degradation should 
be tracked over time. 
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3. First floor window on the right:  

a) Area repointed with PCM failed:  Step crack between arch 

and sill above. 
Rebuild area 
recommended. 

4. First floor window on the left: 

a) PCM repair failed: step cracks up to 2nd floor window 
from the arch. 

b) Arch failing: Rebuild required, plus 2’ immediately above. 
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c) Wood trim Dutchman:  

(1) 2 poor repairs at lower 6” on each side of window. 

(2) Dutchman needed at upper right of trim. 

5. Area between first and second floor windows: 

a) Most of a 5’ run between upper and lower windows badly 
repointed with PCM, mortar staining.  

(1) Such lack of craftsmanship and care exhibited 
indicates a likely failure in the near future. 
(2) Repoint using lime mortar. 

b) Repointing work noted above best conducted following jack 
arch repair, as newly rebuilt areas above jack arches will not need 
repointing. 

6. 2nd Floor Brick Region: 
a) Upper western corner badly in need of repoint. 
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b) Morning dew drips and in this corner regularly, install a diverter 
at the roof. 

c) Rebuild ~3’x3’ area, each side of corner. 

d) Step crack issuing from the jack arch at the window below. 

7. 2nd Floor window on the right: Arch looks intact with some mortar 
damage. 

a) Arch in need of repoint. 

b) Repoint step crack mentioned above. 
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8. Middle 2nd floor window: 

a) Mortar deeply eroded at several joints and rather soft in 

jack arch, but it looks to be intact. 

b) Jack arch in need of repointing, including ~5 linear feet  of 

joints immediately above. 
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B. North Elevation at Southern Wing

 

1. Doorway:  

a) Jack arch failure and step crack above- Rebuild recommended, 
including up to 2’ above.  
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b) Door:  Wood panel below window is badly rotten, as well as the 
¼-round trim particularly down low. 

2. Lower corner at transition to senior center:  Mortar failure to to salt 
and freeze-thaw water damage:  Rebuild recommended using a pozzolanic 
lime mortar. 

3. Lower 2-3’ of wall shows clear signs of salt damage and mortar 
erosion:  Repoint area using pozzolanic mortar recommended.
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4. Gap between dissimilar materials at Senior Center transition: 
Sealant recommended. 

5. Brick area between door and 2nd-floor window:  Repointing ~5’x4’ 

area of step cracks recommended. 

6. Various small PCM spot-repairs all the way up side adjacent to 
wooden Senior Center. 

7. 2nd-Floor Window:  Failing jack arch and masonry up to the soffit. 

Rebuild recommended. 
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8. Wood soffit rotten by the vents, possibly from old roof leak. 

 

C. Newer Addition 

1. Some cracking and minor mortar failure and erosion of PCM, as well 
as a few impact-damaged brick along corner. 

2. Spot repoint with PCM appropriate on this portion of the building as 
needed.
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D. Senior/Youth Center 
1. Barn Door:  

a) Severely rotten by the door handle. 
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b) Trim next to the brick transition by the lower hinge is rotten. 

2. Siding:  Vinyl severely cracked with large holes in several places with 
insulation and old clapboard easily visible.  Residing required.  
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3. Trim is rotten by the doors on the return. 

4. Western corner woodwork is rotten at the base by the drainpipe. 

5. Drainpipe falling off wall because the clamps are broken. 

6. Roof:  

a) Flashing seams failing. 

b) Shingles buckled and failing:   New roof required immediately. 

c) Holes in the fascia by the gutter on the western return. 

d) Entryway roof shingles slightly cracked and buckled. 

7. Eastern Return:  

a) 2nd Floor Window:  Sill and lower trim rotten. 

b) Capital has some rot and mitre joints show a wide gap. 

c) Upper Cornice rotten in spots due likely to failing roof:  seams, 
trim and fascia. 
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VI. West Elevation 

A. Main Building 
1. NW Corner 

a) PCM repair failing immediately above foundation due to 
constant drippage off roof which is affecting this whole corner. 

(1) Diverter needed at roof. 
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(2) Repair corner: ~3’x 3’.  

(3) Cornice, trim, molding at this corner is rotten.  Wood 
repairs recommended. 

(4) Mortar badly repaired with sealant and PCM in 
widespread locations up corner, deterioration:  

(5) Repoint up ~15’ above foundation recommended. 
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2. ‘Modern’ Addition: 

a) Some sign of early mortar failure in spots (~ 25-30 l.f.):  Repoint 
using a Type N PCM recommended. 

b) Several joints failing at the CMU foundation: Repoint 
recommended using a Type S PCM. 

c) Portland cement mortars are an appropriate product to use to 
repair modern construction (after ~1930’s) in most cases. 

d) Sealant between old and modern building sections failing:  Install 
new sealant and backer rod between buildings recommended. 
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3. Wall segment above ‘modern’ addition: 

a) Repointing needed around vent grate:  ~12” both sides. 

b) Repointing needed about 12” below the soffit from the corner 
of the building to the grill.  (~ 9 l.f.). 

c) Mortar is badly eroded and failing about the roofline: ~ 3’x 14’. 

d) Old roofing tar stain above addition:  ~ 2 s.f. 

e) Window above roof:  

 

f) Jack arch has dropped very slightly and bonds are starting to 
break. 

g) Rebuild recommended. 
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B. Wall segment from ‘addition’ to fire escape: 

a) Mortar in need of repointing below window-height:  ~ 15’ x 3’. 

b) At rosette: 

(1) Joint has failed up to 13’ in height, then proceeds in a 
stepcrack to edge the nearby window of the left. 

(2) Rebuild area at step crack:  ~3’x 5’ 

(3) Deep repoint the entire joint. 
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c) Above the emergency door area: 

(1) PCM repair has failed with a slight bulge: Repair ~ 3’x 
3’ area 
above the 
door. 

(2) Repoint:  PCM repair above light, 5’ to the left under 
the soffit. 

(3) Repoint:   ~ 1’x 1’ area left of the light and above. 

(4) Rpoint:  Stepcrack with bad PCM repairs in some of the 
joints to the right of light. 

d) Windows: 

(1) 1st Floor, 2nd window to left:   Replace rotten sill. 
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(a) Jack arch mortar bonds are weak: 

(i)Rebuild recommended. 

(b) There are ~ 10 wide, vertical joints that have 
failed/PCM mortar in the joints: 
repoint. 
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(2) 1st Floor, 3rd window to the left:  
(a) Masonry failing immediately above window 
because there is no jack arch or lintel:  Install one or 
other recommended. 
(b) Seven broken brick line the sides of this 
window: replace. 
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(3) 1st Floor, below fire escape: 

(a) Failed jack arch: rebuild and repoint until 
threshold above. 

(b) Repointing needed at the upper right corner by 
the drainpipe elbow:  ~ 2’x 2’. 

71 



(4) 2nd Floor, 2nd window to the left: 

(a) Mortar showing some signs of failure in jack 
arch: rebuild or deep repoint. 

(b) Badly eroded mortar below window and to the 
immediate right:  ~ 25’ sq. repointing recommended. 

(5) 2nd Floor, 3rd window to the left: 

(a) Jack arch failing: Rebuild including ~ 3’x 4’ area 
above and repoint to roofline following the remaining 
stepcracks. 

(b) Replace rotten sill. 
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(6) 2nd Floor, 4th window to the left: 

(a) Jack arch failing: Rebuild including ~ 3’x 4’ area 
above and repoint to roofline following the remaining 
stepcracks. 

 

(7) Emergency Doorway: 

(a) Bricks below threshold damaged and badly 
parged:  Replace ~ 10 c.t. recommended. 
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(b) Soffit above emergency door is hanging 
loosely: attached wood piece more firmly. 

2. Wall segment between fire escape and the inside corner: 

a) Doorway: 

(1) Sealant stains on bricks from an old door and many 
paint stains. 
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(2) Mortar failure from salt and freeze/thaw on both sides 
of doorway:  Repoint ~3-4’ on each side. 

(3) ~ 10 bricks spalling/cracked due to the same, inc. PCM 
repairs:  Replace. 

 

 

 

 

 

b) 1st Floor window to the left of the door: 

(1) Rotten lower side trim is rotten: Repair. 
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(2) Badly repaired masonry below the window using both 
inappropriate bricks and mortar show signs of failure and 

spalling: Rebuild using the proper materials - ~6’x 2.5’ area. 

(3) Paint stains surrounding window on both sides: ~ 6 l.f. 

(4) Jack arch failing and poor PCM repairs above:  Rebuild, 
including ~ 16” above using appropriate materials. 
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c) 2nd Floor window closest to the inside corner: 

(1) Jack arch mortar failed:  Rebuild including 16” above. 

(2) Eroded joints and wrong use of repair material 
(sealant):  Repoint ~ 5’x 3’ area up to the soffit. 

(3) Right-hand at the inside corner needs 100% repoint: ~ 
1’x 5’ area including failed vertical joints at the corner itself. 

(4) Sill:  Small wood dutchman needed on the left. 
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d) 2nd Floor window, 2nd window to the right:  

(1) Sagging jack arch with failing mortar bonds: Rebuild. 

(2) Above window there are mortar voids under the soffit 
and several voids between:  Repair using appropriate mortar. 

(3) Bricks under sill to the left are inset and loose: reset 
properly. 
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C. Senior/Youth Center 

1. Capital trim: Punky.  Consolidation recommended. 

2. Cornice Fascia:  Cracked and missing pieces at the capital:  repair 
recommended. 
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3. Emergency Door:  Rotten lower panel with badly rusted kickplate on 
a punky threshold:  Wood 
repair for door, replace 
threshold, and replace 
kickplate are the 
recommendations. 

4. The siding, while not in as poor condition as the North Elevation, 
was no doubt installed at the same time and will experience material failure 
soon enough.  Therefore, it should be addressed in the same timeframe as 
other Elevation’s residing. 

5. Southern Column:  Base is rotten.  Wood dutchman repair 
recommended. 
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VII. Roof 

A. Main Building 

1. Copper standing-seam: Newer, looks to be in fine shape. 

2. Rubber: Newer, looks to be in fine shape. 

B. Senior/Youth Center: UGENT - REPLACE IMMEDIATELY! 
1. South roof has few shingles left with a large sag indicating 
compromised sheathing. 

2. North roof shingles are worn. 

3. Flashing is rusted with holes in places. 

4. Sealant has failed. 
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VIII. Chimneys 

A. Southwest: 
1. Masonry bonds largely failed above copper-flashed base. 

2. 100% rebuild recommended. 
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B. Northwest

 
1. Loose and cracked brick observed in the corbelling courses. 

2. Chimney repointed with PCM but some joints have failed. 

3. Sealant has failed at the flashing. 

4. Recommendations: 

a) Best - Rebuild chimney 100% using pozzolanic lime cement. 

b) Good - Rebuild corbelling courses, repoint 20% using portland 
cement mortar, struck to match, install high-quality sealant. 
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C. Southeast:

 
1. Upper corbelling is failing and some of it loose. 

2. Mortar is badly eroded. 

3. Mortar in base extremely eroded and bonds have failed. 

4. Sealant at the flashing has failed. 

5. 100% rebuild recommended. 
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D. Northeast:

 
1. Corbelling brick are loose. 

2. Heavily eroded joints with any failed joints throughout and most 
damage is at the base. 

3. Sealant at the flashing is failing. 

4. 100% Rebuild recommended. 
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IX. Conclusion 

A. Approach 
1. The best approach to take in repairing a historical building like Lincoln 
Hall is one of careful consideration for matching appropriate materials with 
craftspeople featuring several years of successful completion of like projects 
using like materials.  Today’s materials, particularly with regards to masonry 
construction, are very different than the past and require far more care and 
knowledge for a proper end-product and lasting value.  

2. While there is little that is requiring attention in any kind of emergency 
capacity, a few elements ought to be addressed prior to others due to liability 
issues should failure occur.  In this case, the chimneys would be of initial concern 
following, of course, the immediate issue of the Senior Center roof.  It is most 
importantly that the right mindset is applied.  Too, often these beautiful old 
buildings, stocked with a nearly priceless amount of inherent value in terms of 
the quality of materials and craftsmanship, are mangled by careless 
tradespeople, chasing mere dollars (the root of the ‘skimcoat’ repair.  One 
simple look at the (lack of) quality of the more recent paint jobs is enough for 
anyone with even an inexperienced eye to see the importance here. 

3. Ultimately, the artisan must love their craft and understand the value of 
the dollar over the long-term.  Utilising the vintage materials will stretch the 
value of the repairs and restore the structure to its original simple elegance. 
Matching materials are important due to the similarity of response to heat and 
moisture (properties of expansion and contraction).  A trust must be built in a 
step-wise fashion and the first best step is through a thorough checking of 
references for several years of successful projects using lime cement mortars 
and historically significant projects. 

4. Some items are typical:  In general, all of the jack arches will need some 
sort of repair.  All of the sills need at least some consolidation of the wood, if not 
replacing, but a few could use a dutchman in addition to the consolidation.  The 
portland cement-based mortar should be removed and repointed using lime 
mortar.  Additionally, some 10-15% repointing ought to be done in addition to 
what has been noted.  (There is widespread variation of mortar erosion, in 
addition to discrete locations containing PCM that ought to be addressed 
in-situ.)  Finally, all the woodwork should be refinished to reveal the actual 
extent of repair needed, as the many years of paint cover more than could be 
explored in the scope of this analyses. 
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B. Schedule 
1. Following the rather urgent repair of the Senior Center roof, it would be 
best to approach the chimney repairs first.  They are in various states of 
degradation, so the liability and risk is highest here, although the possibility of a 
tremblor or high enough wind to cause them damage is small.  Additionally, the 
installation of the diverter on the Northwest corner roof is imperative to reduce 
further damage to the wood and masonry of that corner. 

2. The general flow will be to begin with the masonry restoration, first. 
While this analyses covers that which could be readily seen and/or deduced, 
often hidden conditions are revealed and need to be addressed.   This often 
occurs at the foundation level.  The repointing can proceed once the various 
mortars are matched properly for properties and color, along with the jack arch 
and other structural repairs.  The majority of the woodwork should follow, with 
preparation for consolidation, wood dutchman, wood element replacement, and 
painting taking place in close fashion.  Once the woodwork is complete, the 
painting can proceed, followed by the completion of the sealant.  Once again, 
not all construction or building repair companies are created equal.  Time and 
again failed sealant has caused concern for many a client through the dual deaths 
of leaks and messy work.  Again, check references!  

3. It would be best to approach the restoration of the building on a 
elevation-by-elevation basis.  Starting with the most innocuous regions, the 
restoration expert can begin to understand the nature of the structure in a more 
intimate way by the initial hours spent working the repairs; and that crucial, initial 
trust can be built between the client and the artisan.  The West and North 
elevations would be an appropriate starting point for the masonry.  Similarly, the 
West and North elevations would be a fine starting point for the woodwork. 
The elevation-as-a-whole approach produces a comprehensive product and 
allows the artisan to hone the restoration strategy prior to taking on the larger 
and more publicly prominent elevations while allowing for budgets to develop. 
At the end of the restoration for each Elevation, a gentle cleaning will be 
necessary to remove the dust and the paint stains and streaks.  If qualified 
painters follow afterward, the should not create such a mess. 

4. Following the initial work, the next elevation to be addressed ought to 
be the entire South Elevation, finishing with the siding.  The public confidence 
from an outstanding project will allow the most complex and largest body of 
work on the East Elevation to proceed smoothly and with strong momentum. 
Using the proper materials under the careful hands of qualified personnel, the 
Town Offices at Essex Junction may stand strong another century or more. 
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C.  Final Summary  of the Extent of Repairs (approximate): 

1. New roof and flashing over Senior Center 

2. Masonry: 

a) Rebuild all chimneys. 

b) Reset ~ 15-20 stones.  Some could be reset-in-place. 

c) Repointing: 

(1) 150 linear feet (l.f.) where specified. 

(2) 1000 square feet where specified. 

(3) Factor about 10% repointing per elevation in spot 
locations not specified that have PCM, eroded joints, etc. 

d) Jack arches:  

(1) Rebuilding of 20 arches where recommended, including 
16-24” area immediately above. 

(2) Repointing where specified (included in repointing 
estimate). 

e) Individual brick replacement: ~60 count. 

f) Brick damage from holes:  ~30-50 small repairs with ‘Jahn 
Cathedral Stone’ custom mortar recommended. 

g) Brick rebuild areas not including jack arches nor chimneys: ~100 
sq. ft. where indicated. 

h) Window wells at East Elevation 

3. Concrete:  North Wing Steps/Landing at East Elevation in need of 
major repair. 

4. Woodwork: 

a) Consolidation repair of window sills and lower trim likely at all 
windows not needed complete sill replacement. 

b) Replace ~6 windowsills. 

c) Repairs include ~6 wood dutchman at specified locations. 
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d) Wood repair and consolidation focii on: 

(1) Historical doorways at East and South Elevations. 

(2) Senior Center cornices, fascia, capitals, soffit. 

(3) Northwest corner of main building. 

5. Windows and doors: 

a) Reglazing of ~4 historical windows. 

b) Pane replacement of historical windows: 2. 

c) Clean/scrape old paint off windows. 

d) Firescape door:  Metal panel, lower frame, and threshold need 
work. 

e) All doors need some work at lower frame areas near thresholds. 

6. Paint: 

a) Strip and repaint all woodwork to reveal complete extent of 
wood damage.  Take lead abatement precautions. 

b) Clean brick of paint stains using low-pressure washing and 
appropriate paint stripper. 

7. Sealant: 

a) Sealant recommended at all junctions/transitions between 
dissimilar materials, (i.e., brick and wood, metal and wood, brick and 
metal flashing, etc.). 

b) Sealant recommended at all major transitions between separate 
masonry elements and large vertical joints where specified. 

8. Siding:  Senior/Teen Center needs new siding with the priority being the 
North Elevation. 
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