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After review of the architectural, structural, mechanical, electrical, plumbing, and energy reports, we have 
created a comprehensive list of recommended renovations and repairs that take into consideration the noted 
deficiencies and recommended updates. We have made an effort to discuss solutions with the consultants 
prior to the finalization of their reports. However, there may be some deviations from the recommendations 
within individual reports, because often conflicting priorities must be reconciled. For example, installation of 
spray foam insulation along the basement masonry walls would provide the best insulation, air sealing, and 
vapor control, as noted in the Energy Study. From an architectural perspective, spray foam insulation would 
permanently alter historic materials and would inhibit repointing masonry walls in the future. 

Priority Categories

Our report has been organized into three categories of priority:

Immediate These items should be addressed as soon as possible 
because of safety and code implications.

Estimated cost: 
$1,809,361

One to five years These items should be planned for by capital campaign or 
on a maintenance schedule of tasks to improve the building.

Estimated cost: 
$3,786,739

Long term These items will improve the building but are not critical for 
immediate attention. They should be carefully considered as 
part of any building repair, retrofit, or renovation.

Estimated cost: 
$1,473,895

Immediate Category & Top Priority Projects

There are a few significant items that require immediate attention for safety of the building occupants as well 
as longevity of the building:

1.	 Repair of the dry sprinkler system in the attic; estimated cost $131,863
2.	 Code required modifications to the water heater and boiler breaching and combustion air; estimated 

cost $7,896; Note: This cost is based on installing a new heat pump water heater which will not 
require breaching

3.	 Repair of the 1815 dome structural system, including finishes and insulation; estimated cost $907,817 
(this expense is included in the one to five year total); Note: If the library does not have the funds to 
execute this project immediately, we recommend installing protective measures and reopening the 
space for egress; estimated cost $40,428 (this expense is included in the immediate category total)

4.	 Structural repairs not directly related to the dome; estimated cost $1,237,790
5.	 Repair and rebuilding of the chimneys; estimated cost $170,971
6.	 Professional assessment of deteriorated wood structure in the 1815 crawlspace; estimated cost 

of professional services $5,000 - $10,000 (this expense is a soft cost and is not included in the 
immediate category total)
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A number of minor maintenance and repair initiatives are also recommended for immediate action. Some 
items will have immediate impact, many could be completed by maintenance staff at minimal cost, and several 
are code compliance updates. Examples of typical tasks include: painting, bathroom floor grout, heating 
system valve replacement, and an arc flash study. The remainder of the recommended immediate work is 
estimated at $220,413.

One To Five Years Category

The tasks recommended for a one-to-five-year period are expected to become a part of the planned 
maintenance schedule for continual maintenance and improvement. Examples of typical tasks include: 
cleaning exterior brick, refinishing hardwood floors, replacing major equipment that is near the end of its 
useful life, and installing tamper-resistant receptacles. The estimated cost includes escalation to 2027 expenses. 

Long Term Category

These recommended projects will improve the building to meet modern building standards, but are not 
considered critical. Examples of typical tasks include: new insulation in the crawlspace, installing a security 
system, and installation of a mechanical system with ventilation and humidity control. The estimated cost 
includes escalation to 2029 expenses. 

Cost Estimate Limitations

These cost estimates are based on current conditions and perceived future trends. They are built on a general 
understanding of scopes of work and are not bids or guaranties of exact project costs. Market fluctuations can 
greatly affect these numbers and considering past experience, it might be wise to proceed with future projects 
on a construction manager delivery system to balance project scope and costs with real market conditions.  

Owner’s soft costs are not included in the estimates. Examples of soft costs include: design fees, legal fees, 
permitting fees, and owner’s contingency. 

The tables on the following pages outline each recommendation to the level of detail needed for a conceptual 
cost estimate. 
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A note about the dome project

The report team generally agrees with the approach recommended by TRW and their team in 2023. We 
believe that the primary cause of the cracking plaster is the movement of the ceiling and roof structure. The 
dome is hanging from the roof structure, which appears to move and deflect from wind and snow loads. In 
addition, the wood structure is subject to expansion and contraction with changing levels of air humidity. We 
recommend stabilizing the structure as well as selecting a finish that is less likely to crack.  
We are recommending adjustments to the project scope as follows: 

1.   Complete removal of the existing plaster and wood lath. Installation of new metal lath and reinforced 
plaster. 

a.   An additive option is to install expansion joints in the new plaster. This would not be 
historically accurate. This option is not included in the cost estimate. 

b.   An alternative approach is the installation of a custom fiberglass dome. The dome would 
arrive in panels and finished with plaster to conceal the seams. This option is not included in 
the cost estimate.

2.   Move the conditioned envelope of the building so that it contains the wood roof and ceiling structure. 
This would allow the air around the wood structure to be conditioned in order to minimize expansion 
and contraction. The insulation plane should be moved to the underside of the roof and increased to 
R-49. For the purposes of a cost estimate, we have specified 4” of closed cell spray foam at the eaves 
for insulation and air sealing, and 12” of mineral wool insulation at the rafters, with venting. The best 
insulation strategy requires careful analysis and design, which has not been completed as part of this 
report. This preliminary recommendation should be studied further.

3.   Add humidity control to the attic in order to fully realize the benefit of the insulation changes noted 
above.

4.   Postpone the new mechanical system and supporting electrical work for the purpose of reducing initial 
project cost. This assumes that the structural repair work can proceed around the major pieces of 
HVAC equipment but it is likely that some ducts will have to be removed and replaced. 
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ra
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at
e 

se
as

on
s.
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 b
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r b
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 re
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t p
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 re
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 c
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 d
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 c

on
tro

l i
n 

th
e 

fo
llo

w
in

g 
lo

ca
tio

ns
: (

1)
 s

up
pl

yi
ng

 th
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t c
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 b
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at
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