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Photo BN14 — Raised basement slab in old milking room in basement of main barn.

Gibble Norden Champion Brown
Consulting Engineers, Inc.
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Photo BN16 — Mai
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Consulting Engineers, Inc.
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Photo BN18 — Minimal shrinkage crack in new milking barn foundation wall.

Gibble Norden Champion Brown
Consulting Engineers, Inc.
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Photo BN20 — View inside concrete block silo looking up towards roof.

Gibble Norden Champion Brown
Consulting Engineers, Inc.
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Photo BN22 — 1908 barn exterior wall with damage to adjacnt raised soI rde.

Gibble Norden Champion Brown
Consulting Engineers, Inc.
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Appendix C
Architectural Floor Plans

Structural Framing Drawings with Photo Location Index
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ARCHITECTURAL CONDITION ASSESSMENT OF HOUSE AND BARN
Nelson Edwards Company Architects, LLC



ARCHITECTURAL CONDITIONS ASSESSMENT

GENERAL

The following photos pages document deficiencies in the building
envelope and finishes. A combined list of prioritized architectural and
structural repairs is found in the Appendix.

While the list of repairs may seem long and extensive it is important to
remember that most deficiencies are due to deferred maintenance or
lack of timely treatment for insect damage. Any building, of any age and
construction type, needs to be periodically maintained. When
maintenance work is not a priority, or performed as a “band-aid”
approach, deterioration ensues. With the exception of the early 20"
century addition to the south side of the bam, both the barmn and the
house are essentially sound structures. Once repairs are made to each
structure they will serve the Town well for many years to come.

Many of the architectural repair items listed result from water infittration.
These include open eaves and rakes on roof edges; siding placed too
close to the ground which allows the siding to wick up moisture; shingles
on the house placed over existing clapboard siding which traps moisture
against window frames, casings and sills; and in the case of the barn, earth
piled up against the building causing deterioration of the bam siding.

In order to contain the work, the Town should consider exactly which
portions of the house and barn have the most bearing on the story they
wish to tell with the complex. For example, the c.1940 mud room on
the north side of the house will need to have the bottom courses of
shingles removed and replaced due to the condition of the shingles. If
the intent of the Town is to interpret the site to the 19" century, or
even early 20" century, the Town may want to consider removal of the
mudroom. Conversely, structural analysis indicates that the south
addition to the barn is not sound. Again, if interpretation to the early 20"
century is selected, and that portion of the barn is significant to the story
of the site, than the Town may want to consider rebuilding the south
addition.

All of the team’s recommendations should be considered in light of the
Town's interpretive plan. We are happy to help the Town further
evaluate building maintenance issues as more decisions are made about
the future of the site.



CONDITIONS ASSESSMENT - HOUSE

Figure 3: Porch roof past the end of its" useful life. Porch roof Figure 4: Eave at south wall of main house is badly deteriorat-
structure deteriorated. New sidewall flashing needs to extend ed. The best time to rebuild an eave is when the roof is
under siding. replaced.




CONDITIONS ASSESSMENT - HOUSE

Figure 5: Shingle siding over existing clapbaord siding causes
window trim to become partially recessed resulting in deterio-
ration of window frames / sills. Note installation of vinyl
replacement window on first floor norh wall. Shingle siding
should be removed for practical as well as aesthetic reasons.

Mold on second floor ceiling of kitchen ell. In an unheated

building mould will grow on the paper cover of gypsum wall-
board.

e AW Lg
Replace broken or missing glazing (this window pane on east

side of second floor fell out of frame and as found on porch
roof.



CONDITIONS ASSESSMENT - BARN

Figure I: Deterioration of barn roof.

&

Deterioration of eave on north side of 1980 barn. Deterioration of eave and sidewall flashing.



CONDITIONS ASSESSMENT - BARN

Rainwater leader terminates “uphill”’. Rainwater leaders to be
connected to fence drain and connected to drywell.

Deterioration of siding adjacent to ramp area north side. Deterioration of siding adjacent to grade west side.
Grade/ramp access to be reworked to remove grade from
wood cladding / framing.



CONDITIONS ASSESSMENT - BARN

South east corner of I908 barn Note severe deterloratlon of  West gable end of 1908 barn.
masonry foundation and siding.

Ji ! i { A

Window opening with deteriorated enclosure.
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CONSIDERATION OF FUTURE USES

FRAMEWORK

BUILDING CODE
Building Use

Change of Use

Before one can address the “future use” of a site or building in a
meaningful way a philosophical decision needs to be made to establish
the “period” of significance”. In other words, what is the story that you
are trying to telll Uniquely, the Bolton Heritage Farm site can
simultaneously tell the story of the American Revolution, as well as the
agricultural past in Connecticut.

When and if the remains of the Colonial era home foundation are
excavated there will be an additional story to tell related to the history of
building— as one building falls into disrepair or is outgrown, a new home
is created with parts from the older home.

Once a philosophical framework is established the site and buildings are
analyzed to see how they relate to the overall plan and what
modifications are needed to affect the program. The details of this are
identified in an interpretive plan.

To understand the impact of building codes on building design and
renovation one first has to become familiar with the concept of “use” as
defined by the Building and Fire codes. Building “use” relates to a specific
classification of occupancy for a given building. Each building “use” has
specific requirements in the codes that govemn everything from design of
the structural systems, to life safety requirements. As a single family
residence the existing farm house falls under Residential “use”. Should
the house be renovated for offices with display areas the house becomes
a Business "use”. Should the house have an area that could hold 50 or
more people the house would also have an Assembly area. It is possible
to have a building occupied by two or more "uses” (for example, a
Business use with Assembly area) where one use the primary use and
the other use the incidental use.

Buildings constructed before the adoption of the current State of
Connecticut Building Code are “grand-fathered” with respect to the
requirements of the current code. With respect to the State Building
Code previously grandfathered conditions do not need to be changed
unless there is a change of use of the building (i.e. Residential use to
Business use), or renovations take place. In the case of “change of use”
all areas of the building must meet current code requirements for the
new use, even if the building is not architecturally altered. In the case of
renovations without a “change of use”, only those areas that are
renovated need comply with the current code — areas that remain un-
renovated do not need to be brought up to meet current code
standards. Often times the greatest limiting factors in any conversion
from one use to another is the capacity of the framing system to support
the live loads designated by the Building Code for the intended use.



CONSIDERATION OF FUTURE USES

Structural
Modifications

Other Code
Considerations

HEALTH CODE

As indicated in GNCB Engineer’s report, the first floor structural system
of the house needs immediate remediation in areas due to insect
damage. In addition, in analyzing the structure for continued residential
use, GNCB's findings indicate that a portion of the second floor system is
undersized and needs to be augmented to overcome vibration and
deflection. The code requirements for residential use are 30 pounds / SF
for live load for bedroom areas and 40 pounds / SF for live load for
other residential areas. In contrast, office use or museum use requires
100 pounds / SF. None of the floor structures in the house can support
100 pounds / SF without additional structural modification. In the case of
the first floor structure it is easy to affect the modifications from the
underside of the floor system (ie. the basement.) In the case of the
second floor structure, the addition of new structural members will
require the removal of the second floor finish or first floor ceiling.

The main level of the 1908 barn can support 60 pounds / SF. This is
adequate for farm displays but does not meet the 100 pounds / SF for
public areas.

If the house were to change from Residential use to any other type of
use additional changes would be required that will affect the architectural
character of the house. These involve accessibility to the main entrance
and all program areas within the house, stairway design, doorway size,
number of toilet fixtures and toilet room size, installation of exit lights
and the like. While the option exists to file for “Modification” to the
State Building Code for relief from a specific code requirement it should
be noted that modifications are not automatically granted even with
historic structures.

The house is currently served by a septic system that is dated by Helen
Rose Miloche to 1940. Should the use of the house be changed, or the
existing residential use expanded, the existing septic system will need to
be upgraded to meet current State of Connecticut Health Code. The
barn does not appear to have a septic system (litter carrier for the cows
not-with-standing.)

The number of restroom facilities required for a public building is a
function of the size of the spaces and the occupancy count for the
building area. If the bam remains an “interpretive” display for farm life
one could argue that restroom facilities be located separately from the
barn structure. Should the barn be converted to public assembly space
accessible restroom facilities need to be included.



CONSIDERATION OF FUTURE USES

OPTIONS FOR USE

House

Any septic system upgrades must be planned in such a way to avoid
disturbance in archaeologically sensitive areas (encampment or house
site.)

In considering the future of both the bam and the house the project
team considered a range of possible uses. For the farm house this
included continued residential use, museum use, office use, and a
combination museum and office use. For the bam this included seasonal
or year round museum use, or public assembly use in support of a
museum function.

In its appearance and characteristics the existing house is a wonderful
example of a nineteenth century farmhouse. The footprint of the house
has clearly changed over the years. The footprint of the original kitchen
ell was smaller, the second floor over the kitchen is likely
contemporaneous with the ell expansion, the back stair a later
renovation, and the mud room an even later renovation. If the house is
to be interpreted as a house museum the original kitchen needs to be
restored. Elements that detract from the Greek Revival appearance such
as the shingle siding, asphalt roof, and later additions would need to be
removed in order to strengthen the understanding of the house. Some
of those additions, such as the Italianate porch have an intrinsic value all
of their own.

If the house were to become a house museum the house will compete
with a plethora of house museums throughout New England at a time
when museum visitation is down both nationally and regionally. If the
house were to become a house museum, a capital campaign would need
to be undertaken to provide sufficient funds for renovation and material
artifacts to interpret the house as well as provide a working endowment.

Alternately the house could be converted to first floor office use or
combined first floor office use and display areas. Old houses do not
efficiently lend themselves to modemn office use — rooms are connected
to rooms not public hallways, and door layouts not conducive to
effective space planning. That said, the first floor could provide a small
display area with small office / workroom. The first floor could also
provide a small meeting area with small office or display areas. Use of the
second floor for display or offices is not recommended; the number of
renovations required would substantially alter the character of the house.

Lastly, the Town could retain the house as a single family residence for a
full time, on-site care taker or curator. While this plan requires the least
amount of code required renovations, we note that house is in poor
condition and would need considerable refurbishment of interior spaces



CONSIDERATION OF FUTURE USES

BARN

CONCLUSION

to provide a clean and comfortable living environment. We recommend
that the Town oversee such a renovation effort (as opposed to the
building occupant) and that the completed work be appropriate to the
age and style of the house.

The 1908 barn retains the remarkable framing and layout of a Yankee
barn. The size and layout of the main level make the space suitable for a
variety of functions from displays to meetings.

Part of the beauty of the structure is that the framework is clearly etched
against the exterior siding. Any year-round use of the barn would require
complete change to the exterior envelope — insulation and wiring needs
to be installed in the exterior wall. Even high density insulation products
require several inches of depth to meet today's requirements for energy
efficiency. If insulation is placed on the “inside” of the existing siding you
sacrifice the reading of the exterior wall structure. Insulation placed on
the “outside” of the wall means that the exterior wall's relationship to
the foundation below and eaves above is altered.

Conversely, if seasonal occupancy were desired one would leave the
barn un-insulated and the exterior walls unaftered. One way to address
year round occupancy would be to insulate the walls and ceiling of the
lower floor level and use this area for interpretive displays. The upper
level could remain “as-is" (but in restored condition for seasonal use.)
The lower level provides the climate controlled display area.

The bam could also be used as originally intended — to house farm
animals. If the Town is committed to preserving the agricultural heritage
of the site, the barmm could house a non-profit foundation that allows
pasture animals (goats or sheep), and would offer educational programs
around agricultural uses such as cheese making or spinning. There are
examples of similar programs around the state.

Clearly the options for use are endless, but the uses that preserve the
reading of the bam structure and heritage are the most sympathetic to
the history of the site.

While the final use of the site and the buildings is subject to the Town’s
collective decision making, the project team recommends continued
residential use for the farm house and seasonal or agricultural use for the
barn (which may include year round use of lower floor areas.)

The decision of how to best use the property is complicated by many
considerations. The consultant team is happy to participate in further
discussions and planning efforts as we realize that there are many
wonderful possibilities, but no simple solutions.



CONSIDERATION OF FUTURE USES

Whichever direction the Town elects to follow, we recommend that a
preservation plan be drawn up for the building and site that identifies the
character defining elements that contribute to the historic read and value
of the site and additionally, establishes a framework for future
renovations.
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Summary of Repair Work - Bolton Heritage Farm, Bolton, Connecticut (Assumes no identified use and that the goal is building stabilization}

a g
-
Building Location Item Repair Needed B ) b b £
E 5 g £ 3
=z L] J
B =
Exterior, Main .
HOUSE Foundation
House
Remove siding as additonal layer causing
deterioration of window frames and trim.
Siding (shingle) Assume replacement of clapboards below. X
Work can be phased. Start with porch area so
new porch roof can be properly flashed.
Windows Repair broken or missing glazing X
Doors Repair broken or missing glazing X
: Replace deteriorated trim (condition varies
Trimn . X X
by location)
Eave Replace south eave and trim X
i Existing roofinstalled in 1996. Roofinstalled §
was GAF 3-tab with 25-year "guarantee"
. Replace flashing with new roof or sooner if
Chimney X
leak developes
Exterior, Porch |Porch structure Replace porch floor and roof structure X
Replace roof and side wall flashing (see
Forch roof & s B X
comment about siding removal)
Farch finish (floor) Replace in-kind X
Porch finish (ceiling) Replace in-kind X
< Reset existing paired columns and provide
Paired columns ) X
spnotube foundation below grade
Parch trim Replace in-kind X
Porch skirt Replace per historic photos X
Exterior, .
. Foundation
Kitchen Ell
Remove siding as additonal layer causing
deterioration of window frames and trim.
Siding (shingle) Assume replacement of clapboards below. X
Work can be phased. Start with porch area so
new porch roof can be properly flashed.
Windows Repair broken or missing glazing X
Doors Repair broken or missing glazing X
: Replace deteriorated trim (condition varies
Trirm ) X
by location)
Eave
Sister existing rafters with new rafters and
HOUSE, cont. Roof Structure . . X
provide new collar ties

Immediate: In danger of faling
Urgent: Should be done within | year to maintan integrity
MNecessary: Accomplish within a3 1o 5 year penad but not cumently urgent

Maintenance: lssue 10 be 2] within neset 10 year (mmdmum) penod

Cosmetic: Improvermnent to general building aesthetics




Summary of Repair Work - Bolton Heritage Farm, Bolton, Connecticut (Assumes no identified use and that the goal is building stabilization}
a 5 3 G
@ - 5 5 B
ik « g
Building Location Item Repair Needed B ) b b £
£ 5 g £ 3
E =z o 2
B =
— Existing roofinstalled in 1982, Roofinstalled "
was GAF 3-tab with 25-year guarantee
Chimney Replace flashing with new roof X
Exterior, Mud |Foundations / footings / slab cr ;
/ B/ Decide if Ell to remain
Raom on grade
Replace lower course(s) of shingles that have
Exterior envelope deteriorated. Depends upon final decision X
regarding Mud Room.
Doors Repair broken or missing glazing X
Replace roof with main house roof if ell
Roof . X
remains
Eave Replace deteriorated eave boards with roof X
. . Remove stone pavers, excavate for gravel
Interior. Main ; .
o Basement floor base, install concerete slab and reinstall store X X
L
pavers
Basement foundation walls Repoint foundation walls and plaster brick
and piers masonry columns
. Replace or sister deteriorated framing
First floor structure s ‘ X
members (joists and girder)
First floor - floors Remove carpet X
First floor - walls
First floor - ceilings
Sister existing joists in north east corner
Second floor structure ; X
(decide future use first)
Second floor - floor
Second floor - walls
Second floor - ceilings
Interior,
. Basement floor Install concrete slab over gravel base X
Kitchen Ell
. Review settlement along north wall
Basement walls (foundation) . . X
foundation / sill
; Sister framing to addres settlement in north
First floor structure . ; X
east corner (address with foundation)
First floor - floors
First floor - walls
First floor - ceilings
Basement stair Replace stair X
HOUSE, Cont. Second floor structure
Second floor - floor Remove carpet X
Immediate: In danger of faling
Urgent: Should e within | yesr to maintain integrity

MNecessary: 0 vwathun i 3 le

ol
Maintenance: Issue (o be

Cesmetic: Improvernent to general building aes




Summary of Repair Work - Bolton Heritage Farm, Bolton, Connecticut (Assumes no identified use and that the goal is building stabilization}

Building Location Item Repair Needed

Immaediate
Urgent
Mecessary
Maintenance

Cosmetic

Remove GWB if house will not be heated
Second floor - walls {mould will feed on paper finish and grow X
rapidly in unbeated condition.)

Remove GWB if house will not be heated
{mould will feed on paper finish and grow
Second floor - ceilings rapidly in unheated condition.) Removal will X
also facilitate installation of new rafters and
collar ties

Interior, Mud
Slab on grade

Room
First floor - walls
Roof structure
Disconnect old wiring from panel. Inspect
. . and make code compliant circuits for heating,
Utilities Wiring k i *x
well pump, new security system, and security
lighting
o Install lighting in basement, "pathway lights"
Lighting . b pes X
through house, exterior security lighting
; Have furmace inspected. Provide 40 degree
Heating . A X
heat to prevent deterioration of surfaces.
Security - Fire Detection Install centrally monitored smoke detector X
Immediate: In danger of faling
Urgent: Should e within | yesr to maintain integrity
MNecessary: mplish within a 3 10 5 year penod but not cumre

Maintenance: lssue 10 be a 2] within neset 10 year (mmdmum) penod

Cosmetic: Improverment to general bulding aes




Summary of Repair Work - Bolton Heritage Farm, Bolton, Connecticut {Assumes no identified use and that the goal is building stabilization}
g > | 2| g
o . . s | E | 8| & | %
Building Location Item Repair Needed ] an b b £
SEEREERN
= £ s
BARN Main barn Foundation walls Rebuild masonry corners X
. . Provide drainage wall at north and west
Foundation wall - drainage . X
foundation wall
First floor structure
Exterior envelope Replace missing or deteriorated boards X
Exterior envelope finish Repaint X
. Install weather-tight covers to window
Windows ) X
openings
Rebuild lower rail of sliding door (north
Doors ) X
elevation)
Wall Structure
Roof Structure
Eave Rebuild eaves X
Roof Replace roof and flashing at cupola X
See GNCB notes about removal due to
Early 20th C. ) I, _
addition Foundation walls condition. If the additoin to say the structure X
and envelope will need immediate work.
First floor slab See above
Exterior envelope See above
Windows See above
Doors See above
Wall Structure See above
Roof Structure See above
Eave See above
Roof See above
c. 1980 Foundation walls / slab on
Addition grade
Masonry walls
Windows
Doors
Roof Structure
Eave Rebuild eaves X
Roof Replace roof and side wall flashing X
1982 5ilo Foundation
Walls (concrete stave : ;
. Inspect tension rings from ground to eave X
construction)
Roof Inspect roof X
Connect downspouts on north side to
Exterior Grade |Downspouts underground french drain and connect to X
drywell
Immediate: In danger of faling
Urgent: Should e within | yesr to maintain integrity

MNecessary:

Maintenance: lssue 10

Cesmetic: Improvernent to general building aes

showathin a3




Summary of Repair Work - Bolton Heritage Farm, Bolton, Connecticut (Assumes no identified use and that the goal is building stabilization}

Building Location Item Repair Needed

Immaediate
Urgent
Mecessary
Maintenance

Cosmetic

Once french drain is installed revise ramp
BARN, cont. Grading to sliding doors entrance on north and west side to keep X
grade away from bottom of barn siding

Utilties Security Install centrally monitored smoke detectors. X
Immediate: In dariger of Fuling
Urgent: Should be done within | year to maintan integrity

Necessary: Accaomplish within a3 1o 5 year per

Maintenance: Issue 10 be addressed within nesd 10 year (mimdmum) penod

al bruilding

Cosmetic: II\’I|)I' vernenl Lo pene 51




List of Known Repairs - Bolton Heritage Farm, Bolton, Connecticut (PROGRESS)

Building Location Item Work completed Date Information source
Exterior Removed old roof and installed 25-year GAF
HOUSE House roof ) ¥ 10/29/96 Building file
envelope shingle roof
Replaced (2) first floor north windows and
Windows (1) first floor south window with vinyl c. 1998 | Richard Rose
replacements
Installed septic tank t side of h
Utilities Septic system nstatle .sep ' Efm on east side ot house 1940 Helen Miloche
(house side of drive.)
Well pump Replaced Feb-04 | John Butrymovich
Furnace Replaced Apr-05  |John Butrymovich
Light Fixtures Replaced (location to be identified) Dec-05 |John Butrymovich
Electrical Replaced wires feeding barn from house Jan-05 | John Butrymovich
Exteri
BARN xtertor Gutters Installed gutters on main barn Oct-03  |John Butrymovich
envelope
Utilities well Installc.ed well, dfepth 200'. Triangulated off of JUn-05 Well compl.etion report,
west side of main barn Town Hall files
Replaced well , pipi d controll .
Well pump eplaced well pump, piping and controfier Nov-03 | John Butrymovich
for barn
Hot water heater Replaced Jan-03  |John Butrymovich
Electrical Replaced main electrical panel in barn Jan-05  |John Butrymovich
Replaced light fixtures in Milking Parlor Jan-05  |John Butrymovich






