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Executive Summary
Rosin Preservation and SWD Architects (the Team) prepared this Conditions Assessment and Maintenance 
Plan for the Vaile Mansion at the request of the City of Independence, Missouri (the City), which is the 
owner of the property. The Vaile Victorian Society operates and maintains the Vaile Mansion through a 
lease agreement with the City. The City funds large capital improvement projects at the property through its 
Capital Outlay Budget, which is approved by the City Council. 

The property is listed in the National Register of Historic Places and is designated an Independence 
Historic Landmark. Local landmark status requires that exterior changes meet the Secretary of the Interior’s 
Standards for Rehabilitation and be pre-approved by the Independence Heritage Commission. The City 
commissioned this report to help the Vaile Victorian Society (Society) better understand these requirements 
and to provide a roadmap for future preservation. The common goal of all parties is to maintain the historic 
character of the property, particularly those elements that are highly visible to the public. 

The Team was asked to inspect the interior and exterior of the house in order to document the existing 
condition of the building, to establish maintenance and repair priorities, and to recommend procedures 
and treatments that would be appropriate for the historic building fabric. This report presents an objective 
perspective on the current baseline conditions of the Vaile Mansion and should be utilized as a guide for 
future repairs and preventative maintenance. 

After an initial meeting with Wendy Shay, Historic Preservation Manager for the City of Independence, the 
Team conducted three on-site inspections of the property between late-March and mid-May 2018. The team 
examined visible conditions; no intrusive or destructive testing was performed. Team members also met 
with Vaile Victorian Society member, Sandee Dougherty, who shared her knowledge of the condition of the 
buildings; gave a history of work previously performed; and identified known maintenance issues. Finally, 
team members visited the Jackson County Historical Society and the Missouri Valley Room at the Kansas 
City (MO) Public Library to research the history of the estate. The resulting report describes the current 
interior and exterior conditions of the house and offers recommendations and cost estimates for immediate 
and future maintenance and repairs that meet the appropriate preservation standards. 

Recognizing the importance of the Vaile Mansion as a local heritage site and tourist destination, as well 
as its status as an Independence Landmark, the Team developed treatment recommendations based on the 
Secretary of the Interior’s Standards and Guidelines for Restoration. 

While these recommendations are based on the Standards for Restoration, they sometimes take into account 
budgetary issues often associated with the operation and maintenance of small-scale historic sites. The Vaile 
Mansion is owned by the City of Independence and has a small operating budget. The recommendations 
made in this report attempt to reconcile the high cost of restoration work with the financial limitations of the 
City and the Society. For example, when multiple repairs of a single building component are required, the 
recommendations allow for economy of scale. Similarly, when replacing deteriorated wood trim, the City 
may not be able to afford mahogany, the recommended replacement material according to the Standards 
for Restoration. While white pine may not meet the Standards for Restoration, replacing a deteriorated 
component with an affordable material that is not as durable is better than the alternative option of neglecting 
the repair entirely or using an inappropriate replacement material.
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How To Use This Report
This Conditions Assessment and Maintenance Plan (the Plan) is intended to serve as a guide to the “best 
practices” that will ensure the long-term survival of the Vaile Mansion. Every historic building is unique, 
with its own set of innate or recurring maintenance issues and long-term preservation needs. These are 
affected by its original function, design, materials, and quality of construction, as well as by subsequent 
alterations, repairs, and changes in use. Solutions and materials that are appropriate for one building may 
not be appropriate for another. Where possible, the Team recommends that historic fabric be retained and 
repaired. Replacement of historic elements or the use of substitute materials should be considered only 
when historic fabric is deteriorated to the point that restoration is not feasible or is cost prohibitive. The 
point of maintenance and restoration is not to make the historic buildings appear new, but to ensure that the 
structures and finishes are sound. Historic buildings acquire a patina over time as materials age and work is 
performed. These subtle changes help to tell the story of the building’s evolution and are important aspects 
of its appearance.

The report begins by presenting background information about the history and setting of the property. 
Subsequent sections address the specific features of the site and the building, describing both existing 
conditions and recommendations for short-term and long-term maintenance. Plans and elevations of Vaile 
Mansion are in Appendix A. The Secretary’s Standards for Restoration are in Appendix B. Appendices C 
and D include additional technical information and references, such as National Park Service Preservation 
Briefs, that support the recommendations. The Preservation Briefs provide guidance on maintaining 
and restoring historic buildings that follows that Secretary’s Standards and are an excellent resource for 
historic building owners. Links to the Preservation Briefs are provided; hard copies can be found in the 
Historic Preservation Manager’s office. Appendix E contains charts summarizing the maintenance plan 
recommendations and estimated costs for the various known repairs, as well as reproducible quarterly 
inspection/maintenance checklists with specific items to be assessed each quarter and notes timelines or 
conditions that indicate when repairs may be needed. Digital copies of the report, maintenance checklists, 
and additional photo documentation of the Vaile Mansion are on a CD attached to this report.

Throughout the report, conditions of materials and building components are rated “good,” “fair,” or “poor.” 
These are defined as follows:

•	 Good = materials or components are intact and expected to have many more years (8-10+ years) 
of service life.

•	 Fair = materials or components exhibit some deterioration but if repaired and maintained will 
have several more years (3-7 years) of service life.

•	 Poor = materials or components have extensive deterioration and should be repaired/restored/
replaced soon (within the next 1-2 years) in order to prevent escalating deterioration.

Some of the recommendations in this report name specific restoration products. While it is not the intent of 
the Team to endorse particular products, those mentioned are known to be appropriate for historic building 
fabric of the age and type found at Vaile Mansion. Technological developments regularly introduce new 
products to the market that may provide equally appropriate (or better) preservation solutions. These 
products must be evaluated in relation to the historic building fabric (age, type, material, etc.) as well as 
the reasons for the repair. Does the product address the root cause of the deterioration? Or, is it simply a 
temporary fix until a more comprehensive solution can be implemented? 

While the Plan discusses site and landscape issues, the Team’s review of these elements was limited. 
Discussion of hardscape elements focuses only on those paths and drives directly associated with the 
building. Landscaping is discussed only in the context of drainage and how that issue affects the stability 
of building foundations. 
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Property Information
History 

The Harvey M. Vaile Mansion, located in 
Independence, Missouri, was constructed in 1881. 
Designed by Kansas City architect Asa Beebe 
Cross, the Second Empire building’s opulent style 
was an expression of Vaile’s wealth (Figure 1). 
The three-story brick building has an east-facing 
primary elevation. A four-story tower topped by 
a cupola projects from the primary facade. Hand-
pressed brick and limestone trim clad the walls; a 
slate roof with ornate wood trim and metal finials 
caps the building.

Harvey Merrick Vaile was born in 1831 in Vermont. 
Vaile attended law school in Louisville, Kentucky, 
and practiced law in Indianapolis after graduation. 
A staunch supporter of Abraham Lincoln and 
the Republican Party, Vaile was involved in the 
antislavery movement. In addition to practicing 
law, Vaile contributed opinion pieces to two local 
newspapers, the Indianapolis Journal and the 
Evening Standard. Vaile moved to Kansas City in 
1859, where he opened a law office with J.J. Crandell. He married Sophia Cecelia Graham of Orleans 
County, New York in 1861. 

Vaile made his fortune in the 1860s and 1870s, financing the construction of the Erie Canal and operating 
the Old Star Mail Route from Independence, Missouri to Santa Fe, New Mexico. By 1870, the Vailes had 
moved to Independence, where Harvey continued to practice law. In addition to his business ventures, Vaile 
bought large tracts of land in Independence, amassing more than 2,000 acres of orchards, crops, livestock 
and dairy cattle.1 

Vaile hired Asa Beebe Cross to design a residence on his Independence property in 1880. Construction of 
the house, completed in 1881, cost over $100,000. O.S. Street was the builder, and William M. Randall was 
the masonry contractor. The grounds surrounding the house were elaborately landscaped with fountains and 
lit with gas lamps; outbuildings included a stable, a greenhouse, a boathouse, and a pergola.2

The interior of the house was as lavish as the exterior. Dutch and Stoke-on-Trent tiles covered the main 
vestibule floor. Nine fireplaces clad with exotic stone, such as Carrara Marble and onyx, warmed the house. 
The front door and main stairs were walnut; the rest of the interior wood was faux-grained to resemble 
exotic woods. Murals and frescoes covered some of the ceilings; a mural in the master bedroom was a focal 
point. It depicts a scantily-clad reclining woman wearing a sheer lace bodice (Figure 2). Originally painted 
as a nude, the mural caused a scandal at the time of its unveiling, alienating Mrs. Vaile from Independence 
society circles, who considered the mural vulgar and inappropriate, even after the Vailes repainted the mural 
to clothe the nude figure. Complete with all modern amenities, the house was built with indoor plumbing.

1 Nancy Ehrlich, “Harvey Merrick Vaile, 1831-1894,” Unpublished Report, Jackson County Historical Society Archives, n.d.
2 Cydney Millstein and Carol Grove, Houses of Missouri: 1870-1940 (New York: Acanthus Press, 2008), 43-45.

Figure 1.  Vaile Mansion, primary (east) elevation. Source: 
Alison Dunleavy, May 2018.
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Vaile gained notoriety during the Star Route 
Scandal in the early 1880s when he was charged 
with defrauding the government by violating 
contracts related to the Star Route mail lines. Vaile 
was tried in 1882 and 1883; both trials resulted 
in his acquittal.3 After the death of Sophia Vaile 
in 1883 and Harvey Vaile in 1894, the house was 
used as an inn and later as a sanitarium and nursing 
home. By 1960, the Vaile Mansion was in disrepair 
and threatened by demolition. J. Roger & Mary 
Mildred DeWitt, supporters of the Jackson County 
Historical Society, purchased the building and the 
surrounding four-acre block for $60,000 in 1960. 
This saved the house from demolition, although 
it continued to function as a nursing home. The 
DeWitts renovated the exterior in 1975, replacing 
the roof and much of the exterior woodwork along 
with repointing the exterior masonry walls (Figure 
3). They operated the nursing home in the mansion 
until 1982 when the City of Independence closed it 
for non-compliance with city codes. Mary Mildred 
DeWitt deeded the house and surrounding grounds 
to the City of Independence in 1983. In 1984, the 
city began a complete restoration of the building’s 
exterior and interior, restoring the original 
configuration of the mansion for use as a museum. 
The building was listed on the National Register of 
Historic Places in 1969. Since its 1984 restoration, 
the building has been open to the public for tours 
and special events.4

Setting

The Vaile Mansion is located 1.5 miles north of the 
Independence Square and downtown Independence, 
Missouri. The property encompasses approximately 
four acres bounded by West Jones Street on the 
north, North Liberty Street on the east, West 2nd 
Street on the south, and North Osage Street on the 
west.

Grass covers most of the site. An asphalt drive runs northwest from North Liberty Street around the east 
and north elevations of the house, terminating in a parking lot on the west side of the property. A driveway 
on the west side of the parking lot accesses North Osage Street. Mature deciduous and evergreen trees and 
shrubs dot the property and line the perimeter of the site. An allée of maple trees runs south from West Jones 

3 Millstein and Grove, Houses of Missouri, 43-45.
4 Reade Tilly, “Victorian Secret: Missouri’s Vaile Mansion has elegantly survived numerous challenges,” Missouri Magazine, 
 vol. 24 (Fall 1997): 4-5.

Figure 2. Mural in master bedroom. Source: Alison Dunleavy, 
March 2018.

Figure 3. Scaffolding surrounding the building during the 
1975 restoration. Source: City of Independence.
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Street to the parking lot and drive. Concrete and brick walks lead from the parking lot to the house and from 
the house to North Liberty Street and West 2nd Street. A brick walk surrounds the fountain north of the drive 
and leads south, connecting to the drive. A historic cast iron fence with stone columns lines the edge of the 
property along North Liberty Street. 

Building Overview5

The Vaile Mansion is a Second-Empire style three-story building with a complex, polychrome slate roof 
comprised of mansard and gable forms. Hand-pressed brick with limestone foundation and trim clads the 
walls; a slate roof with ornate wood trim and metal finials caps the building. A three-story rectangular block 
on the east, containing the primary entrance, abuts a one- and two-story rectangular block on the west, 
comprising the T-shaped building. A mansard roof with hipped and gabled dormers tops the east block; a 
wrought-iron balustrade encircles the top slope of the mansard roof. Hipped roofs top the one- and two-
story west block. The house has five brick chimneys. Two rise from the center of the mansard roof, two rise 
from the west slope of the mansard roof, and one rises from the center of the two-story hipped roof. Historic 
one-over-one double-hung wood windows fill the window openings.

The primary elevation faces east and has a symmetrical façade. A four-story tower topped by a cupola 
projects from the center of this facade. A one-story porch flanks the main entrance and spans the east 
elevation. Two bays topped by gabled dormers project from the north and south elevations of the east block. 
The north and south elevations of the west block are recessed from the façade of the east block. A two-story 
octagonal tower topped by a cupola, formerly a water tower, projects from the southwest corner of the 
building on the west half of the south elevation.

Two entrances pierce the north elevation of the west block: a small porch shades the entrance on the two-
story portion and a secondary entry door pierces the one-story portion. Two entrances pierce the south 
elevation of the west block: a small porch is tucked into the junction of the east and west blocks; a secondary 
entry door pierces the one-story portion of the west block.

The east half of the building, entered via the front door, contained the more formal, public rooms in the 
house. Inside the entrance is a central hall with an east-west orientation. Pairs of parlor and sitting rooms 
sit north and south of the hall. An open, U-shaped staircase rises from the hall to connect the first through 
third floors. The dining room sits at the rear of the central hall. Beyond the dining room, in the west half 
of the building are the private, functional spaces. These small rooms are connected to each other via doors 
and/or small, narrow corridors. A closed stair in the kitchen accesses the second floor; a narrow stair in the 
former water tower accesses the westernmost part of the second-story. The configuration of the second floor 
mirrors that of the first. Bedrooms and a library line both sides of the second-floor hall in the east half of the 
building. A gift shop sits at the rear of the hall.

The third floor of the building was originally designed to be a ballroom and billiards room, but the rooms 
were never finished. The third floor is a utilitarian space used for storage. Storage rooms line the north and 
south sides of the central hall. Stairs on the west end of the hall lead down to the second floor; stairs in the 
center of the hall access the attic; the tower room on the east end of the hall accesses the main cupola via 
a ladder.

5 See Appendix A for building plans and elevations.
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Conditions Assessment and Recommendations
Site
Description: Landscape and hardscape elements are concentrated in the southern end of the property near 
the house. Deciduous and evergreen trees and shrubs dot the property. A variety of planting beds line the 

foundation and the concrete and brick walks. 

Hardscape elements provide vehicular and 
pedestrian access to the building. An asphalt 
driveway provides vehicular entry from North 
Osage Street and leads to a asphalt parking area 
northwest of the house (Figure 4). The east side of 
the parking lot connects to a paved drive that leads 
southeast around the house and accesses North 
Liberty Street. From the parking lot, concrete walks 
lead to entrances on the house’s north elevation. 
A long, straight, concrete walk leads from North 
Liberty Street to the east (main) entrance (Figure 
5). A brick walk leads from West 2nd Street north 
to an entrance on the south elevation. A fountain 
ornaments the lawn north of the house; a brick walk 
surrounds the fountain and leads south to the paved 
drive (Figure 6). A low iron picket fence with stone 
columns lines the east edge of the property along 
North Liberty Street (Figure 7). This is the sole 
extant historic site feature. 

Assessment: The site is generally in good condition. 
The asphalt parking lot and drive and the concrete 
walks have some areas of cracking, erosion, 
and spalling. A few isolated areas of the walks 
require repair or replacement. The iron fence is in 
generally good condition with a few areas of broken 
connections and deteriorated stone.

Recommendations

Immediate Action: Soil should be graded away 
from the house so that water runs away from the 
foundation as indicated by the water flow plan 
(Figure 8). Planting beds around the building’s 
foundation should be lowered 6 to 12 inches and 
plants moved 18 inches away from the building in 
order to keep moisture away from the foundation.

Cracked and broken sections of concrete walks and 
driveways should be removed and replaced. The 
asphalt parking lot and drives should be milled and 
repaved in the next 1-2 years.

Figure 4. Parking lot (typical). Source: Alison Dunleavy, May 
2018.

Figure 5. Concrete walk from North Liberty Street to main 
entrance. Source: Alison Dunleavy, May 2018.
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Missing or broken fencing should be repaired 
with materials that match existing and the fence 
realigned. The entire fence should be hand sanded to 
remove corrosion, primed, and repainted. The stone 
columns should be repointed and deteriorated stone 
replaced. Old mortar should be removed from the 
joints to a depth of 2½ times the width of the joint 
or until sound mortar is reached. New mortar that 
matches the original in composition, texture, color, 
and joint profile should be installed. Hydraulic lime 
putty mortar would be a good option for this work, 
as the columns are exposed to ground moisture.

Routine Maintenance: Trees and shrubs should be 
regularly pruned and trimmed (about every three 
years) to remove overgrown and dead branches. 

Walks and drives should be swept and kept clear of 
vegetation and debris. Inspect quarterly for cracks, 
heaving, and spalling.

Deicing and snow removal chemicals should be 
used judiciously. Sodium-based chemicals should 
be avoided as they can cause concrete to spall and 
damage nearby vegetation, masonry, and other 
building materials. A product using magnesium 
chloride is recommended. It works quickly, is 
less harmful to vegetation, and is less corrosive 
than sodium-based chemicals. Care should always 
be taken to avoid contact between the deicing 
chemicals and masonry and other building materials 
on the nearby structures. 

Figure 6. Brick walk and fountain. Source: Alison Dunleavy, 
May 2018.

Figure 7. Iron picket fence (typical). Source: Alison Dunleavy, 
March 2018.

Figure 8. Water flow plan. Source: SWD Architects, July 2018.
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Exterior
Roof & Drainage

Roof

Description: The house has a complex roof structure comprised mostly of mansards and gables. Multi-
colored slate tiles in a diamond pattern cover the sloped roof planes (Figure 9). Standing-seam lead-coated 
copper covers the top of the mansard roof. Wrought iron balustrades and finials, painted metal finials, and 
painted metal saddled ridge caps ornament the roof (Figure 10). The slate roof was installed in 1975. At that 
time, all of the extant slate tiles and metal ornament was replaced with like materials.

Assessment: The roof is in good condition. A high-quality slate roof that is properly installed can last over 
100 years. The slate roof is approximately one-third of the way through its service life. The wrought iron 
balustrades and finials and metal ridge caps, flashing, and finials throughout the roof have some areas of paint 
loss and corrosion, probably due to deferred maintenance (Figure 11).

The top east slope of the mansard roof is very close to the main (east) cupola. The downspouts from the 
cupola gutters drain into the gutters of the mansard roof. However, the downspouts drain too close to the 
cupola and splashes water onto the bottom of the wood trim on the west side of the cupola, causing it to 
deteriorate (Figure 12).

Recommendations

Immediate Action: The wrought iron balustrades 
and finials and metal ridge caps, flashing, and finials 
should be repainted. Prior to repainting, loose paint 
and rust should be removed with a wire brush. The 
clean metal should be primed and painted with a 
high-quality rust inhibitive alkyd-based paint, such 
as Benjamin More DTM (Direct to Metal). Tnemec, 
a local Kansas City company, also manufactures 
a good paint product for painting metal. After 
priming and before painting, a paintable exterior 
sealant should be applied to gaps between the metal 
roof and the balustrades and finials.

Figure 9. Diamond pattern on slate roof. Source: Alison Dun-
leavy, March 2018.

Figure 10. Standing-seam lead-coated copper roof. Source: 
Alison Dunleavy, March 2018.
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The cupola downspouts and gutters on the mansard 
roof should be redesigned to divert the water that 
splashes onto the bottom of the cupola. Longer 
downspouts on the cupola that feed into the gutters 
on the mansard roof will catch rain runoff and direct 
water away from the cupola.

Routine Maintenance: The roof should be inspected 
by maintenance staff annually as well as after 
severe storms. Attention should be paid to areas 
where deterioration is most likely to occur, such 
as at the intersection of roof planes. Any damaged 
slates should be replaced in kind immediately to 
prevent water infiltration and further deterioration 
and damage to the surrounding shingles and to the 

building structure. A roofing professional experienced with slate roofs should inspect the roof every 5 to 
7 years. Additionally, if any maintenance requires walking on the roof, ladders should be hooked over the 
ridges so that maintenance staff can walk on the ladders instead of the slates, which can crack under added 
weight. More information on the repair and maintenance of slate roofs can be found in National Park 
Service Preservation Brief 29: The Repair, Replacement, and Maintenance of Historic Slate Roofs.

The lead-coated copper roofing that covers the top of the mansard should be regularly inspected for gaps 
and holes at the seams that may appear due to natural expansion and contraction. A clear silicone-based 
caulk may be used to seal small breaches in the seams. Since lead-coated copper has an extremely long life-
expectancy (up to 100+ year) the roof should perform for another 60 years if the seams are monitored and 
maintained. Roll or membrane roofing should never be installed, as it is historically inappropriate.

 

 

Figure 11. Metal ridge caps and flashing (typical). Source: 
Alison Dunleavy, March 2018.

Figure 12. Deterioration under the west side of the cupola. 
Source: Alison Dunleavy, March 2018.
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Cupolas

Description: Cupolas top the main central tower 
on the building’s east elevation and the octagonal 
three-story former water tower at the southwest 
corner of the house. 

The main cupola has a double mansard roof clad to 
match the main roof. A small wood-framed dormer 
projects from each side of the cupola; paired one-
over-one double-hung wood windows fill each 
dormer. Cast iron finials and cresting ornament 
the main cupola (Figure 13). The main cupola was 
repaired in 2005. The very top of the cupola roof 
was reattached to the wood decking below and the 
deteriorated wood trim and wood brackets at the 
soffits and dormers were replaced in kind. 

The water tower cupola is a wood-framed structure 
with two fixed-pane single-light windows on each 
elevation; a slate-clad pyramidal roof with painted 
metal ridges and finial tops the cupola (Figure 14). 

Assessment: The cupolas are in generally good 
condition. The roofs of the cupolas were replaced 
at the same time as the main roof. Some metal ridge 
caps and flashing have areas of paint loss. The wood 
trim at the base of the cupolas has some areas of 
peeling paint and rot where it meets the roof below, 
as discussed in the previous roofing section. Some 
of the upper lights of the double-hung windows on the main cupola are cracked and the paint on the lower 
sashes and sills is peeling (Figure 15).  Windows on the east elevation of the water tower cupola are in poor 
condition. One window is missing a portion of the bottom rail while the other is missing the entire bottom 
rail (Figure 14). Most of the deterioration on the cupolas is due to deferred maintenance. The cupolas are 
high above the ground and fairly inaccessible, making routine maintenance and repairs difficult.

Recommendations

Immediate Action:  The metal components of the cupolas should be repainted. The wrought iron cresting 
and finials and metal ridge caps, flashing, and finials should be repainted using the methods and materials 
discussed in the roofing section above. After priming and before painting, a paintable exterior sealant should 
be applied to gaps between building materials.

The cupola windows should be repaired and repainted. Broken glazing should be replaced with standard 
clear single-pane glass. The bottom rails on the east water tower cupola windows should be patched and 
repaired with a rot-resistant species of wood such as redwood, cypress, cedar, or fir and repainted using the 
methods described below.

The wood trim of the cupolas should be repainted. Prior to repainting, existing wood surfaces should be 
scraped of loose paint and sanded smooth and the clean substrate primed with an alkyd-based primer, 

Figure 13. Main cupola. Source: Alison Dunleavy, March 
2018.
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such as Benjamin Moore. All primed surfaces should be painted with a high-quality latex paint, such as 
Benjamin Moore Aura. After priming and before painting, a paintable exterior sealant should be applied to 
gaps between building materials. 

Deteriorated wood should be repaired or replaced. The wood can be consolidated  with an epoxy system, such 
as Abatron. Where rot is extensive, the wood elements should be replaced with new wood that replicates the 
dimensions and profile of the existing elements. A rot-resistant species of wood such as redwood, cypress, 
cedar, or fir should be used to replace deteriorated wood elements. Pressure-treated wood is not appropriate 
for exposed architectural details. Vertical grain Douglas fir is fairly rot-resistant. It is a hard wood, making it 
a good choice for replacing straight boards. Mahogany, while expensive, is very workable and rot resistant 
and is therefore a good option for ornamental trimwork in exposed areas such as the cupola trim. All new 
wood surfaces should be back-primed with an alkyd-based primer, such as Benjamin Moore or equal prior 
to installation and painted using the same materials and methods as the existing wood.

Routine Maintenance: The cupola roofs should be inspected in conjunction with the main roof. Wood and 
metal trim and windows should be inspected annually as noted in the inspection/maintenance checklists. 
The inspection can take place from the ground using binoculars, a high-zoom camera, or a drone.

Figure 14. Water tower cupola. Source: Alison Dunleavy, 
March 2018.

Figure 15. Paint loss and crack glass on the main cupola 
windows (typical). Source: Alison Dunleavy, March 2018.
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Wood Trim

Description: Curved wood modillions with scrolled ends ornament the rooflines. Small planks painted a 
contrasting color ornament the fascia board behind the modillions (Figure 16). Wood trim and bargeboard 
ornaments the interior of the cross gables (Figure 17). Most of the wood trim is painted Ponderosa white 
pine, installed during the 1975 restoration; it is unclear if any wood is original although records show that 
some of the original wood was in fair condition and was not replaced in 1975. 

Assessment: The wood trim is generally in good condition with some areas of peeling paint and bare wood, 
and rot. The south edge of the roofline under the top of the mansard roof is less sheltered from the elements 
and has more areas of deterioration. The wood brackets and bargeboard in and under the cross gables have 
a few areas of delamination and rot along with peeling paint. Some of the fascia boards have been replaced 
and the fascia in the northeast corner of the mansard roof is missing. Most of the deterioration on the wood 
trim is due to deferred maintenance. The trim is high above the ground and fairly inaccessible, making 
routine maintenance and repairs such as repainting difficult. 

Recommendations

Immediate Action: The wood trim should be repainted. Prior to repainting, existing wood surfaces should 
be scraped of loose paint and sanded smooth and the clean substrate primed with an alkyd-based primer, 
such as Benjamin Moore. All primed surfaces should be painted with a high-quality latex paint, such as 
Benjamin Moore Aura. After priming and before painting, a paintable exterior sealant should be applied to 
gaps between building materials.

Deteriorated and missing wood trim should be repaired or replaced. The wood can be consolidated  with 
an epoxy system, such as Abatron. Where rot is extensive, the wood elements should be replaced with new 
wood that replicates the dimensions and profile of the existing elements. A rot-resistant species of wood such 
as redwood, cypress, cedar, or fir should be used to replace deteriorated wood elements. Pressure-treated 
wood is not appropriate for exposed architectural details. Vertical grain Douglas fir is fairly rot-resistant. It 
is a hard wood, making it a good choice for replacing straight boards. Mahogany, while expensive, is very 
workable and rot resistant and is therefore a good option for ornamental trimwork in exposed areas. All new 
wood surfaces should be back-primed with an alkyd-based primer, such as Benjamin Moore or equal prior 
to installation and painted using the same materials and methods as the existing wood. 

Routine Maintenance: The wood trim should be inspected annually as noted in the inspection/maintenance 
checklists. The inspection can take place from the ground using binoculars, a high-zoom camera, or a drone.

Figure 16. Wood eaves (typical). Source: Alison Dunleavy, 
March 2018.

Figure 17. Wood trim (typical). Source: Alison Dunleavy, 
March 2018.
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Dormers

Description: Three dormers project from the main 
roof; slate tiles clad the roofs and walls of the 
dormers. Two hipped roof dormers project from 
the east slope of the mansard; paired one-over-
one double-hung wood windows fill each dormer 
(Figure 18). A gabled dormer projects from the 
east slope of the northeast cross-gable; a one-over-
one double-hung wood window fills the dormer. 
Wood trim and bargeboard ornaments the interior 
of the dormers. Large wood brackets frame the 
dormer windows. In 2005, all the dormer brackets 
were replaced with wood reproductions matching 
existing thickness, profile, and design.

Assessment: The dormer roofs, trim, and windows are in generally good condition. Some of the metal ridge 
caps and finials on the dormer roofs have areas of paint loss similar to those on the main roof. The dormer 
trim has some areas of paint loss, probably because of deferred maintenance. It is likely that the dormer trim 
has not been painted since 2005.

Recommendations

Immediate Action: The metal ridge caps and finials on the dormer roofs should be repainted using the 
methods and materials discussed in the roofing section above. 

The wood trim and windows of the dormers should be repainted. Prior to repainting, existing wood surfaces 
should be scraped of loose paint and sanded smooth and the clean substrate primed with an alkyd-based 
primer, such as Benjamin Moore. All primed surfaces should be painted with a high-quality latex paint, 
such as Benjamin Moore Aura. After priming and before painting, a paintable exterior sealant should be 
applied to gaps between building materials.

Deteriorated wood should be repaired or replaced. The wood can be consolidated with an epoxy system, such 
as Abatron. Where rot is extensive, the wood elements should be replaced with new wood that replicates the 
dimensions and profile of the existing elements. A rot-resistant species of wood such as redwood, cypress, 
cedar, or fir should be used to replace deteriorated wood elements. Pressure-treated wood is not appropriate 
for exposed architectural details. Vertical grain Douglas fir is fairly rot-resistant. It is a hard wood, making it 
a good choice for replacing straight boards. Mahogany, while expensive, is very workable and rot resistant 
and is therefore a good option for ornamental trimwork in exposed areas such as the dormer trim. All new 
wood surfaces should be back-primed with an alkyd-based primer, such as Benjamin Moore or equal prior 
to installation and painted using the same materials and methods as the existing wood.

Routine Maintenance: The dormers should be inspected annually; slate roofs and walls, wood and metal 
trim, and windows should be inspected annually as noted in the inspection/maintenance checklists. The 
inspection can take place from the ground using binoculars, a high-zoom camera, or a drone.

Figure 18. Wood eaves (typical). Source: Alison Dunleavy, 
March 2018.
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Gutters and Downspouts

Description: The wood box gutters, lined with lead-coated copper and built into the edge of the roof, were 
installed in 1975, replacing tin-lined wood box gutters and galvanized metal downspouts (Figure 19). The 
gutters appear to be painted to match the metal ridge caps on the roof. Galvanized metal downspouts carry 
water from the roof to the ground. The downspouts are painted to match the masonry and wood trim. Water 
drains from the box gutters into the downspouts, which extend through the wood soffits.

Assessment: While the gutters look as though they are deteriorating, they are generally in good condition. 
The paint coating is wearing off, exposing the lead layer beneath as black, and the reddish tan color is 
environmental dirt build up. The gutters have some areas of paint loss and debris buildup, such as a piece 
of wood in the box gutter in the northeast corner of the house (Figure 20). The downspouts are in generally 
good condition. 

Recommendations

Immediate Action: The gutters should be repainted using the methods and materials discussed in the roofing 
section above. 

Routine Maintenance: Gutters and downspouts should be cleaned semi-annually to remove leaves and 
debris and to ensure proper drainage. A visual inspection of the gutters for holes, broken seams, and 
corrosion during cleaning can help identify maintenance issues before they become serious. The lining 
should be replaced when it shows signs of deterioration. 

Figure 19. Metal-lined box gutters (typical). Source: Alison 
Dunleavy, March 2018.

Figure 20. Piece of wood in the box gutter on northeast 
corner. Source: Alison Dunleavy, March 2018.
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Masonry

Foundation

Description: A limestone foundation supports the brick walls of the house. The grade of the planting beds 
visually obscures the foundation on the exterior of the house, but the Team was able to view it from inside 
the basement (Figure 21).

Assessment: The foundation appears to be in good condition, although the west end of the north wall 
suffered extensive water infiltration at an unknown point in time. The brick and stone on the interior of 
the northwest bay are stained and the window sills are parged with cement. Mortar joints between the 
foundation stones have been patched with Portland cement (Figure 22). When the team visited the house, 
the interior foundation walls were dry and there were no signs of current water infiltration. The leaks may 
have been caused by water leaking through the sills because the planting beds were too high or perhaps 
because the mortar joints in the foundation wall were not maintained. The parging and repointing in the 
northwest bay seems to have stopped the water infiltration.

Recommendations

Immediate Action: The planting beds surrounding the foundation should be lowered by 6 to 12 inches so 
that the top of the foundation is visible from the exterior. Planting beds should be at least 18 inches away 
from the foundation so that the masonry is properly ventilated and can dry. A bed of pea gravel should 
separate the planting beds from the masonry.

The area around the west side of the north wall should be regraded to move rain runoff farther away 
from the building, reducing the chances of water entering the building. More information about mitigating 
moisture and water infiltration can be found in National Park Service Preservation Brief 39: Holding the 
Line: Controlling Unwanted Moisture in Historic Buildings.

After the top of foundation is exposed on the exterior the condition of the mortar should be assessed. 
Deteriorated mortar joints should be repointed. Old mortar should be removed from the joints to a depth 
of 2½ times the width of the joint or until sound mortar is reached. New mortar that matches the original 
in composition, texture, color, and joint profile should be installed. Hydraulic lime putty mortar is a good 
option for repointing the foundation in the future. Hydraulic lime putty mortar differs from straight lime 
putty mortar in that it has pozzolanic additives such as powdered brick, heat-treated clay, silica fume, fly 
ash, and volcanic material that give it cementitious properties and allow it to set in wet or moist conditions. 

Figure 21. Planting beds around foundation. Source: Alison 
Dunleavy, May 2018.

Figure 22. Staining and deteriorated mortar joints on the 
foundation. Source: Alison Dunleavy, March 2018.
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Hydraulic lime putty mortar is more durable than straight lime putty mortar but retains the breathable, 
flexible characteristics of a traditional, historic lime putty mortar. It is appropriate for use in extremely 
moist or severe-weather locations. Repointing should follow the guidelines and procedures in National Park 
Service Preservation Brief 2: Repointing Mortar Joints in Historic Masonry Buildings. 

Routine Maintenance: The foundation should be inspected annually for settlement cracks, water infiltration, 
delaminated stone, and deteriorated mortar joints. Inspection should occur during the spring when conditions 
are the dampest in order to identify areas of water infiltration. 

Waterproofing films are not appropriate for this building and should not be used. Historic masonry and 
mortars need to breathe so that moisture can evaporate. Waterproofing one or both sides of the foundation 
traps moisture inside the masonry, deteriorating the material.



Vaile Mansion Conditions AssessmentPage 16

Walls

Description: The walls of the house are constructed 
of brick. The walls were completely repointed 
during the 1975 restoration. Mortar used during 
the restoration was part Portland cement. The exact 
composition of the existing mortar is unknown.

Assessment: The brick is in generally good 
condition. There are isolated areas of mortar loss 
and much of the brick at the base of the building 
is stained and slightly deteriorated from excess 
moisture caused by water splashing onto the walls 
from the planting beds along the foundation. The 
moisture seeps into the walls and foundation 
causing this condition, which is called rising damp. Trapped moisture in the walls deteriorates the masonry  
as water gets into small holes and cracks in the brick, which can cause spalling. When temperatures drop, 
the water in the brick freezes, causing the brick to expand and push mortar out of the joints. 

Lichen and moss are growing on the base of the north wall due to a combination of excess moisture and a 
lack of sun exposure (Figure 23). The staining on the brick walls is due to a combination of biogrowth and 
dried dirt from the planting beds splashing onto the brick when it rains.

Recommendations

Immediate Action: Planting beds along the foundation should be lowered 6 to 12 inches and plants moved 
18 inches away from the building to keep moisture away from the foundation and prevent splash back 
from rainwater. A bed of pea gravel should separate the planting beds from the walls. Airflow between the 
planting beds and the walls will allow the masonry to dry. 

Lichen and moss should be washed off the walls with water and a soft natural or nylon bristle brush. If water 
is not sufficient for removing biogrowth, then a biological solution such as D/2 can be used. The biological 
solution should be tested on an inconspicuous area prior to use.

Deteriorated mortar joints at the brick wall should be repointed. Old mortar should be removed from the 
joints to a depth of 2½ times the width of the joint or until sound mortar is reached. New mortar that 
matches the original in composition, texture, color, and joint profile should be installed. Portland cement-
based mortars tend to be impermeable, which can damage historic masonry walls that rely on the mortar 
to wick water out of the wall system. Lime putty mortar has a low modulus of elasticity, which permits the 
wall to expand and contract without causing the cracking and spalling that is often seen when a modern 
high-strength mortar is installed in a historic structure. The original historic mortar would have been a lime-
putty (slaked lime) and Portland cement mixture popular from the late 1800s to early 1900s. Sometimes 
other ingredients, such as brick dust, clay, natural cements, and even animal hair were added. Mortar is a 
sacrificial component of any masonry system, taking the brunt of moisture infiltration, evaporation, and 
freeze/thaw activity. It is meant to deteriorate over time, in lieu of the brick or stone units.  

The current mortar should be tested to determine if it is indeed an appropriate match to the historic bricks. 
If it is not, the current mortar should be removed and replaced with a lime putty and Portland cement 
mixture that matches the composition of the original mortar to ensure long-term performance of the 
masonry. Installation of the combination lime putty and Portland cement mortar may alleviate some of the 

Figure 23. Biological growth on masonry walls (typical). 
Source: Alison Dunleavy, May 2018.
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rising damp along the foundation, as the moisture is less likely to become trapped in the wall with a lime 
putty mortar component. Repointing should follow the guidelines and procedures in National Park Service 
Preservation Brief 2: Repointing Mortar Joints in Historic Masonry Buildings.

Several companies in the United States, including U.S. Heritage, manufacture lime-putty mortar. It can be 
purchased in pre-mixed batches that arrive ready for use. These companies can also custom mix mortar to 
replicate the composition, color, and texture of historic mortar from specific buildings. Most masons today 
are not familiar with the installation techniques for lime-putty mortar, and a specialist should be sought 
for this work. Several masonry contractors in the local area have been trained in the use of these products. 
Masonry consultants can also train masons on-site to ensure that the mortar is installed correctly. 

Routine Maintenance: The walls should be inspected annually for settlement cracks, water infiltration, 
spalled or cracked brick, and deteriorated mortar joints. Inspection should occur during the spring when 
conditions are the dampest in order to identify areas of water infiltration. 

Waterproofing films are not appropriate for this building and should not be used. Historic masonry and 
mortars need to breathe so that moisture can evaporate. Waterproofing one or both sides of the walls traps 
moisture inside the masonry, deteriorating the material.

Masonry repointing is a component of regular building maintenance and should be planned for approximately 
every forty years. The rate of deterioration varies depending on exposure and quality of the repointing and 
masonry work. It is likely that the last time the walls were repointed was in 1975. Since the walls appear to 
be in good condition with only isolated areas of mortar loss, the walls should be repointed in approximately 
8-10 years.



Vaile Mansion Conditions AssessmentPage 18

Chimneys

Description: The house has five brick chimneys. Two rise from the center of the mansard roof, two rise from 
the west slope of the mansard roof, and one rises from the ridge of the lower hipped roof. The chimneys 
were last comprehensively repointed during the 1975 restoration. The chimneys in the center of the mansard 
roof and the lower hipped roof have simple prefinished sheet metal caps, installed in 2005 (Figure 24). The 
two chimneys rising from the east slope of the mansard roof have ornate painted sheet metal caps dating 
from the 1975 restoration (Figure 25). Since 1975, areas of mortar loss have been repointed as necessary.

Assessment: The chimneys are in fair condition. They have isolated areas of mortar loss, which is typical of 
masonry elements that are exposed to the elements on all sides (Figure 26). Exposure to wind and rain on 
all fours sides causes a higher rate of water absorption. Trapped moisture deteriorates the masonry as water 
gets into small holes and cracks in the brick, which can cause spalling. When temperatures drop, the water 
in the brick freezes, causing the brick to expand and push mortar out of the joints. 

The ornamental sheet metal caps have areas of paint loss and corrosion. Erosion from wind and rain wears 
paint away, leaving the bare metal exposed. The metal corrodes when it is exposed to moisture. Sometimes, 
surface corrosion forms a patina that protects the metal from further deterioration. However, when the metal 
is fairly thin, as is the case for the chimney caps, continued exposure to moisture will cause the metal to 
corrode until it disintegrates.

Figure 25. Chimney with ornamental sheet metal cap 
(typical). Source: Alison Dunleavy, March 2018.

Figure 24. Chimney with prefinished sheet metal cap (typical). 
Source: Alison Dunleavy, March 2018.

Figure 26. Deteriorated mortar joints on chimneys (typical). 
Source: Alison Dunleavy, March 2018.



Vaile Mansion Conditions Assessment Page 19

Recommendations

Immediate Action: Deteriorated mortar joints at the chimneys should be repointed. Old mortar should be 
removed from the joints to a depth of 2½ times the width of the joint or until sound mortar is reached. A 
hydraulic lime putty mortar would be appropriate for repointing the chimneys, which are exposed to weather 
on all four elevations. Hydraulic lime putty mortar differs from straight lime putty mortar in that it has 
pozzolanic additives such as powdered brick, heat-treated clay, silica fume, fly ash, and volcanic material 
that give it cementitious properties and allow it to set in wet or moist conditions. Hydraulic lime putty 
mortar is more durable than straight lime putty mortar but retains the breathable, flexible characteristics 
of a traditional, historic lime putty mortar. It is appropriate for use in extremely moist or severe-weather 
locations. Repointing should follow the guidelines and procedures in National Park Service Preservation 
Brief 2: Repointing Mortar Joints in Historic Masonry Buildings.

The deteriorated ornamental sheet metal caps should be replaced with new caps. While the ornamental caps 
are not historic, they are a replica of the historic caps. Therefore, they should be replaced in kind with caps 
that match the dimensions and profiles of the existing caps.

Routine Maintenance: The chimneys should be inspected annually for settlement cracks, water infiltration, 
spalled or cracked brick, and deteriorated mortar joints. The inspection can take place from the ground using 
binoculars, a high-zoom camera, or a drone. While inspecting the chimney, the associated step flashing 
should also be examined to ensure that no rusting is occurring, the flashing is securely attached, and the 
mortar at the flashing/mortar joints has not deteriorated. If mortar is loose or missing, replace mortar where 
needed.

The chimneys should be inspected by a mason every 5 years in conjunction with the roofing inspection.
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Limestone Trim

Description: Limestone slabs trim the door and 
window openings on all elevations. The façade 
windows and doors have carved limestone headers 
and sills; windows on the west half of the north 
and south elevation have arched brick headers with 
limestone keys and limestone sills. A limestone 
water table below the first-floor windows wraps the 
three-story block of the house.

Assessment: The majority of the limestone is 
in good condition. Some headers and sills have 
minor signs of deterioration such as staining from 
biogrowth or small areas of spalling along the drip 
edge (Figures 27, 29). This damage is typical for a 
masonry building of this age and has not affected 
the structural integrity of these stones. In cold 
temperatures, water that is seeping out of the stone 
freezes, causing the stone to expand, which can 
lead to small areas of spalling.

Some of the window sills have areas of cracking 
and delamination beyond the range of normal wear; 
they are in poor condition. The sills have cracks 
along the bedding planes, indicating that the stone 
was installed improperly (Figure 28). Limestone 
is a sedimentary stone and is made of compressed 
layers of material. If those layers are not oriented 
horizontally when installed, moisture easily 
migrates into the stone between the bedding layers. When temperatures drop, the trapped water freezes, 
pushing apart the layers of stone.

The southwest bay of the three-story block has a concentration of deteriorating limestone. The easternmost 
basement window header has a large piece of stone missing and is in poor condition; it appears it was 
previously repaired with metal pins and has spalled off again due to either an improper repair or moisture 
infiltration (Figure 30). Documentation from the 2008 window survey shows that the header had been 
pinned and the repair was holding. 

The sill of the third-story window in the southwest bay is severely deteriorated and worn, which may be 
the result of water dripping from the decorative wood bargeboard framing the gable (Figure 31). Excess 
moisture eroded the stone as well as caused the stone to spall during freeze/thaw cycles.

Recommendations

Immediate Action: Stone at the basement and first-story that is stained from biogrowth should be cleaned 
with water and a soft natural or nylon bristle brush. If water is not sufficient for removing biogrowth, then 
a biological solution such as D/2 can be used. The biological solution should be tested on an inconspicuous 
area prior to use.

Figure 27. Limestone trim, first story (typical). Source: Alison 
Dunleavy, March 2018.



Vaile Mansion Conditions Assessment Page 21

Figure 31. Deteriorated limestone sill. Source: Alison 
Dunleavy, March 2018.

Figure 30. Spalled limestone on basement window header. 
Source: Alison Dunleavy, May 2018.

Figure 28. Cracked and delaminated limestone sills. Source: 
Alison Dunleavy, March 2018.

Figure 29. Typical deterioration caused by freeze/thaw cycles. 
Source: Alison Dunleavy, March 2018.
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Small areas of damaged stone can be patched with a specialized restoration mortar that matches the 
composition of the existing stone. Small cracks can be injected with an adhesive material to keep out water 
and prevent further cracking. There are a few companies that specialize in restoration mortar products such 
as US Heritage, Jahn International, and Cathedral Stone Products. 

The spalled stone header can be patched with a dutchman repair. 

Stone deteriorated beyond repair from improper orientation of the bedding planes or moisture infiltration 
should be replaced with a new stone sill that matches the texture, color, dimensions, and profile of the 
existing. 

Any repairs to the limestone should be made by a masonry restoration expert with experience in historic 
building restoration.

Routine Maintenance: The limestone trim should be inspected annually for cracks, spalling, or delaminated 
stone. During the inspection, ensure that the mortar joints are tight and have no leaks and that there is 
positive drainage off of horizontal elements such as sills. 
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Windows

Description: Historic wood windows fill masonry openings on all elevations. Windows on the first, second, 
and third floors have one-over-one double-hung sashes; the basement windows have one-over-one single-
hung sashes; and the water tower cupola has single-light fixed sashes (Figures 32-33). A window survey in 
2008 documented the conditions of all windows. 

Prior to the start of this assessment, nine windows were found to be badly deteriorated. The City and the 
Society decided to restore the windows and replace portions of the sashes that were damaged beyond repair 
with new wood that matches the dimensions, materials, and profiles of the existing. At the time of the 
assessment, these windows had been removed and plywood boards covered the openings while the windows 
are out (Figure 34). 

Assessment: The remaining windows are in good to poor condition. Some, particularly those in the southwest 
tower, have areas of deterioration, especially at the wood sills, which exhibit some flaking/peeling paint and 
wood rot (Figure 35). The rot caused the sill to warp and the window cannot fully close, leading to water 
infiltration. Windows in the water tower cupola have missing/broken bottom rails on the east elevation 
(Figure 33). 

Figure 33. Water tower cupola windows (typical). Source: 
Alison Dunleavy, March 2018.

Figure 32. Typical double hung and single hung windows. 
Source: Alison Dunleavy, March 2018.
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The property manager reports that no work has been done to the windows since 2004. Damage to the 
windows is likely the result of deferred maintenance. Paint loss caused by the deferred maintenance has led 
to moisture seeping into the wood, which causes rot. The 2008 window survey noted one window on the first 
floor that did not close fully due to a racked sash. All other windows can close fully.

Recommendations

Immediate Action: Deteriorated wood window components should be repaired as necessary. Wood that 
is rotten and has lost structural integrity should be consolidated with an epoxy system, such as Abatron, 
to create a sound substrate. If large areas of wood are too deteriorated for consolidation, new pieces of 
wood that replicate the dimension and profile of the existing wood member should be patched using a 
Dutchman repair. Because new wood is neither as dense nor as durable as the old-growth wood used to 
build the historic windows, it is preferable to reuse as much original wood as possible. Where new wood is 
required a rot-resistant species such as redwood, cypress, cedar, or fir should be used to replace deteriorated 
elements. The old glazing putty should be replaced with new putty. The frames should be restored in place 
as necessary using the same wood restoration methods utilized for the sashes. Hardware should be cleaned 
and lubricated to maintain operability.

All of the windows should be repainted. Prior to repainting, existing wood surfaces should be scraped 
of loose paint and sanded smooth and the clean substrate primed with an alkyd-based primer, such as 
Benjamin Moore, and painted with a high-quality latex paint, such as Benjamin Moore Aura. After priming 
and before painting, a paintable exterior sealant should be applied to gaps between the window frames 
and masonry. Repair of the wood windows should follow the guidelines and procedures in National Park 
Service Preservation Brief 9: The Repair of Historic Wooden Windows.

Routine Maintenance: Windows should be inspected annually for broken glass, deteriorated glazing putty, 
broken sash/frame components, and peeling paint. The glazing putty should be replaced as necessary and 
the windows should be repainted every 5-10 years.

Weatherstripping on windows should be inspected annually, preferably in the spring when operation of the 
windows will become more frequent. To inspect the weatherstripping, while standing inside during a sunny 
day, look for any gaps where outdoor light is slipping past the weatherstripping. Also visually inspect the 
weatherstripping for signs of deterioration. 

Figure 35. Deteriorated wood and flaking paint on window 
sill. Source: Alison Dunleavy, March 2018.

Figure 34. Plywood board covering a window awaiting 
replacement. The neighboring window should be repaired. 
Source: Alison Dunleavy, March 2018.
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Where weatherstripping is missing or requires replacement, it is recommended to use a vinyl bulb 
compressions type of weatherstripping that is appropriate for the specific location of the jambs, sills, heads 
and meeting rails of the windows. Felt based weatherstripping should not be used as it is prone to absorbing 
and holding moisture. 

When rehabbing the wood windows where the sashes are being removed from the frame, metal spring strip 
insulation specifically designed for wood window weatherstripping should be installed after all painting 
work is completed. The addition of weatherstripping on historic wood windows should only be performed 
by contractors who specialize in this type of rehab work.

Special Projects: While the building currently does not have storm windows, new wood storm windows 
that have period-appropriate profiles and dimensions should be fabricated and installed to increase thermal 
performance and provide some protection to the historic double-hung windows. Storm windows in modern 
materials (aluminum, vinyl) should be avoided as they would detract from the building’s historic character 
and diminish its stature as a historic house museum.
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Doors

Five exterior doors provide access into the building. The front (east) doors are the main entrance used by 
museum patrons and staff. The north porch door is the primary entrance for staff and volunteers and often 
the exit for visitors; the south porch door and north/south doors on the west end of the building are rarely 
used. The historic east, north, and south porch doors are painted wood and have historic hardware; the north 
and south rear doors are non-historic painted metal. 

Front (East) Doors

Description: Large, paired, historic paneled walnut doors fill the front entrance (Figure 36). Decorative 
millwork ornaments the panels. Original etched glass fills the top panels of the doors. 

Assessment: The doors are in good condition overall and exhibit only general wear, such as small chips in 
the paint, especially at the bottom of the doors. 

North Porch Door

Description: A tall, narrow, historic paneled wood door fills the north entrance (Figure 37). Weatherstripping 
covers the bottom of the door. A glazed transom tops the door. 

Figure 36. East doors. Source: Alison Dunleavy, May 2018. Figure 37. North porch door. Source: Alison Dunleavy, May 
2018.
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Assessment: The door is in generally good condition. The property manager reported that some of the 
wood panels had previously split but were repaired. The door and the upper portion of the wood trim 
around the door and transom have a few areas of paint loss and staining from mildew growth. According to 
Preservation Brief 10: Exterior Paint Problems on Historic Woodwork, mildew can grow when there is a 
combination of high humidity levels and dirt building on a painted surface. Mildew thrives in shady, warm, 
moist areas. High humidity levels in the summer and the orientation of the door on north elevation of the 
building prevent condensation that forms on the wood from evaporating, which encourages mildew growth; 
the dirt built up on the paint gives the mildew a surface on which to adhere.

South Porch Door

Description: A tall, narrow, historic paneled wood door fills the south entrance (Figure 38). A glazed 
transom tops the door. A historic wood screen door also fills the doorway. 

Assessment: The door is in good condition, as it gets little use and is sheltered by the screen door. The screen 
door receives more exposure to the elements and is in fair condition. The metal screen has rusted and has 
some small rips and holes.

North Rear Door

Description: A non-historic paneled metal door fills the historic opening in the west end of the north elevation 
(Figure 39). A glazed transom tops the door. The property maintenance manager reported that this door, 
as well as the south rear door, were replaced because the original historic doors were vandalized. Security 

Figure 39. North rear door. Source: Alison Dunleavy, May 
2018.

Figure 38. South porch door. Source: Alison Dunleavy, May 
2018.
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measures at the Vaile Mansion are discussed in a 
separate section later in this report, and records 
of the current security measures are documented 
at the end of this report. The historic doors were 
paneled and matched the configuration of the north 
and south porch doors; they are being stored in the 
basement while they await restoration. 

Assessment: The non-historic door is in good 
condition. The wood trim around the transom has 
a few areas of paint loss and staining from mildew 
growth. 

South Rear Door

Description: A non-historic paneled metal door fills 
the historic opening in the west end of the south 
elevation (Figure 40). A glazed transom tops the 
door. The property maintenance manager reported 
that this door, as well as the north rear door, were 
replaced because the original historic doors were 
vandalized. The historic doors were paneled and 
matched the configuration of the north and south 
porch doors; they are being stored in the basement 
while they await restoration. 

Assessment: The non-historic door is in good condition.

Overall Door Recommendations

Immediate Action: The historic wood doors and trim should be repainted. Prior to repainting, the paint 
surface should be cleaned of mildew with a mixture of 1 cup non-ammoniated detergent, 1 quart bleach, and 
1 gallon of water and loose paint removed by scraping and sanding. A high-quality mildew-resistant primer 
should be applied to the clean substrate, followed by a high-quality latex paint, such as Benjamin Moore 
Aura. After priming and before painting, a paintable exterior sealant should be applied to gaps between the 
door frames and masonry.

Routine Maintenance: The doors should be inspected every 6 months for broken transom windows, flaking 
paint, dirt buildup, broken hardware, and settlement out of square with the frame. 

Dirt should be wiped from the doors and trim with a damp cloth. Any mildew should be washed off the 
doors and trim as necessary using a mixture of 1 cup non-ammoniated detergent, 1 quart bleach, and 1 
gallon of water. 

Hardware should be cleaned and lubricated. Doors should be inspected and adjusted as necessary to ensure 
a proper fit in the frame.

Weatherstripping on doors should be inspected annually, preferably in the spring when operation of the 
doors will become more frequent. To inspect the weatherstripping, while standing inside during a sunny 
day, look for any gaps where outdoor light is slipping past the weatherstripping. Also visually inspect the 
weatherstripping for signs of deterioration. 

Figure 40. South rear door. Source: Alison Dunleavy, May 
2018.
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Where weatherstripping is missing or requires replacement, it is recommended to use a vinyl bulb 
compressions type of weatherstripping that is appropriate for the specific location of the jambs, sills, heads 
and meeting rails of the doors. Door sill weatherstripping sweeps can also be added to reduce air infiltration.  
Felt based weatherstripping should not be used as it is prone to absorbing and holding moisture.  

The doors should be painted every 5-10 years to ensure a weather-tight coating. 
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Porches

Three porches and one balcony extend the footprint 
of the house: a large porch spans the width of the 
east elevation, small porches shade the entrances on 
the north and south elevations, and a small balcony 
projects from the 3rd story of the main tower’s east 
elevation. The porch roofs are discussed in the 
roofing section above.

Front (East) Porch

Description: A one-story porch prominently spans the width of the east elevation (Figures 41-43). The floor 
consists of tongue-and-groove wood decking on wood joists. A low wood railing has carved wood balusters 
and fretwork. Wood columns spaced at regular intervals support an ornate bracketed cornice with open 
fretwork and a nearly flat roof (discussed above). Tongue-and-groove wood beadboard covers the porch 
ceilings. Stencil-cut wood slats comprise the porch skirting. Stone steps with a simple painted iron pipe 
railing lead up to the porch (Figure 44). The porch landing and cheek walls are historic; the historic stone 
stairs were replaced with new stone that matched the dimensions and profile of the original.

The porch has been renovated over the years as necessary to retain its historic appearance, most recently in 
2005 and 2015. Deteriorated decking, balusters, columns, brackets, and railings were repaired or replaced in 
kind; a few of the posts were replaced with cast polyurethane replacements.

Figure 43. North side of east porch. Source: Alison Dunleavy, 
May 2018.

Figure 42. South side of east porch. Source: Alison Dunleavy, 
May 2018.

Figure 41. East porch. Source: Alison Dunleavy, May 2018.
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Assessment: The front porch has been maintained over the years and is in good condition. The wood trim 
has isolated areas of cracked and peeling paint. The front porch is only accessible from windows in the main 
entrance vestibule. It is not open to visitors, and staff/volunteers only access the porch while decorating the 
building for the holiday season. 

North Porch

Description: A small, one-story porch shelters the entrance on the north elevation (Figure 45). The floor 
consists of tongue-and-groove wood decking on wood joists. A low, closed wood railing with fretwork 
encloses the porch. Carved wood posts with open brackets support the slate roof. Tongue-and-groove wood 
beadboard covers the vaulted porch ceiling. Stencil-cut wood slats comprise the porch skirting (Figure 46).

Assessment: The porch is in good to fair condition with isolated areas of paint loss. Dirt planting beds abut 
the porch skirting. The dirt splashes up from the planting beds when it rains (Figure 46). Constant contact 
with the dirt planting beds causes staining and holds moisture next to the wood, which can lead to mildew 
growth and/or rotting wood. 

The porch ceiling and eaves are in fair condition and have large areas of paint loss and staining from mildew 
growth (Figure 47). During the site visit, the Team examined the porch roof and found no evidence of water 
infiltration, so it is likely that the mildew growth 
was caused by prolonged exposure to condensation. 
According to Preservation Brief 10: Exterior Paint 
Problems on Historic Woodwork, mildew can grow 
when there is a combination of high humidity levels 
and dirt building on a painted surface. Mildew 
thrives in shady, warm, moist areas. High humidity 
levels in the summer, the orientation of the porch 

Figure 44. East porch stairs. Source: Alison Dunleavy, May 
2018. Figure 45. North porch. Source: Alison Dunleavy, May 2018.
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Figure 47. North porch, deteriorated paint on wood trim and 
mildew staining (typical). Source: Alison Dunleavy, May 
2018.

Figure 46. North porch railing and skirting board. Source: 
Alison Dunleavy, May 2018.

on north elevation of the building, and the lack of sunlight under the porch roof prevent condensation that 
forms on the wood from evaporating, which encourages mildew growth; the dirt built up on the paint gives 
the mildew a surface on which to adhere. The paint on the ceiling and eaves has started to fail due to the 
high moisture levels and the age of the paint.

South Porch

Description: A small, one-story porch shelters the entrance on the south elevation (Figure 48). The floor 
consists of tongue-and-groove wood decking on wood joists. A low wood railing with fretwork and carved 
balusters encircles the deck. Carved wood posts with open brackets and fretwork support the standing-seam 
lead-coated copper roof. Tongue-and-groove wood beadboard covers the porch ceiling. Stencil-cut wood 
slats comprise the porch skirting.
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Assessment: The porch is in generally good condition with isolated areas of paint loss and wood rot. 
The porch ceiling and eaves are stained from mildew growth (Figure 49). During the site visit, the Team 
examined the porch roof and found no evidence of water infiltration, so it is likely that the mildew growth 
was caused by prolonged exposure to condensation. Wood rot and paint loss are evident at the edges of the 
tongue-and-groove decking, which may have been caused by a lack of positive drainage at the porch floor. 
If the porch floor is not sloped enough so that water flows off the porch, excess water will seep into the end 
grain of the wood, causing it to deteriorate. The water may also be from gutter overflow caused by a clogged 
gutter in the porch roof above.

3rd Story Balcony

Description: A small balcony projects from the third story of the east elevation (Figure 50). The balcony 
has carved wood brackets, posts, and wood railing with carved balusters and fretwork. Lead-coated copper 
soldered with flat seams lines the balcony floor. The balcony was installed in the 2017 and replicates a 
historic balcony that collapsed sometime before 1975.

Assessment: The balcony is in good condition.

Figure 49. South porch ceiling, mildew staining (typical) and 
recessed lighting. Source: Alison Dunleavy, March 2018.

Figure 48. South porch. Source: Alison Dunleavy, May 2018.
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Overall Porch Recommendations

Immediate Action: Planting beds around the porch 
skirting should be lowered 6 to 12 inches. The beds 
should be at least 18 inches away from the porch 
skirting so that the wood is properly ventilated and 
can dry. A bed of pea gravel should separate the 
planting beds from the skirting. Dirt on the skirting 
boards should be washed off with water.

The porch floors should be checked to ensure that 
the floors slope away from the building and drain 
water off of the porch.

The porches should be repainted. Prior to repainting, 
the paint surface should be cleaned of mildew with 
a mixture of 1 cup non-ammoniated detergent, 
1 quart bleach, and 1 gallon of water and loose 
paint removed by scraping and sanding. A high-
quality mildew-resistant primer should be applied 
to the clean substrate, followed by a high-quality 
latex paint, such as Benjamin Moore Aura. After 
priming and before painting, a paintable exterior 
sealant should be applied to gaps between building 
materials.

Deteriorated wood should be repaired or replaced. The wood can be consolidated with an epoxy system, such 
as Abatron. Where rot is extensive, the wood elements should be replaced with new wood that replicates the 
dimensions and profile of the existing elements. A rot-resistant species of wood such as redwood, cypress, 
cedar, or fir should be used to replace deteriorated wood elements. Pressure-treated wood is not appropriate 
for exposed architectural details. Vertical grain Douglas fir is fairly rot-resistant. It is a hard wood, making it 
a good choice for replacing straight boards. Mahogany, while expensive, is very workable and rot resistant 
and is therefore a good option for ornamental trimwork in exposed areas. All new wood surfaces should be 
back-primed with an alkyd-based primer, such as Benjamin Moore or equal prior to installation and painted 
using the same materials and methods as the existing wood.

Routine Maintenance: The porches should be inspected annually for deteriorated wood elements such 
as flaking paint, stained or discolored wood, soft/rotten wood, and loose joints and connections. Mildew 
should be washed off the wood as necessary using a mixture of 1 cup non-ammoniated detergent, 1 quart 
bleach, and 1 gallon of water. 

The porches should be painted on a regular basis (every 5-8 years) to ensure that the wood remains weather-
tight, especially for the newer wood pieces that lack the density and durability of the old growth wood. 

More information about the maintenance and repair of wood porches as well as substituting materials 
can be found in National Park Service Preservation Brief 45: Preserving Historic Wooden Porches and 
Preservation Brief 16: The Use of Substitute Materials on Historic Building Exteriors.

The floor of the 3rd story balcony should be inspected in conjunction with the porch roofs and maintained 
using the methods described for the lead-coated copper porch roofs.

Figure 50. 3rd story balcony. Source: Alison Dunleavy, May 
2018.
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Porch/Balcony Roofs

Description: Three porches and one balcony extend the footprint of the house: a large one-story porch spans 
the width of the primary (east) elevation, flanking the central main entrance. Smaller, one-story porches 
shade the entrances on the north and south elevations, and a small balcony projects from the 3rd story on the 
east elevation of the main tower. 

The porch roofs were installed in 1975. The roofs of the main (east) and south porches and the tower 
balcony slope gently away from the house toward the ground. Lead-coated copper soldered with flat seams 
covers the east porch roof (Figure 51) and a lead-coated copper standing-seam roof covers the south porch 
(Figure 52). The east and south porch roofs have functional box gutters. Lead-coated copper lines the 
gutters. The gutters appear to be painted to match the metal ridge caps on the main roof. Water drains from 
the box gutters into the downspouts, which extend through the wood soffits. A wood balustrade lines the 
edges of the east porch roof above the central entryway. Iron balustrades line the north and south portions of 
the east porch roof. Wood balustrades wrap the south porch and tower balcony roofs. A slate tile roof with 
painted metal ridge caps covers the north porch (Figure 53).

Figure 51. East porch roof (typical). Source: Alison Dunleavy, 
March 2018.

Figure 52. South porch roof (typical). Source: Alison Dun-
leavy, March 2018.
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Assessment: The porch and balcony roofs are in generally good condition. At the junctions of the metal roofs 
and the masonry there are some areas of wear due to the natural expansion and contraction of the metal 
(Figure 54). Runoff from iron balustrades at the east porch roof have stained the slate below; exposure to 
rain and weather has caused the paint on the balustrades to flake. The box gutters around the east and south 
porch roofs have some areas of paint loss. The wood balustrade on the south porch roof has areas of paint 
loss and wood rot from exposure to the elements. There is no evidence of water infiltration on the porch 
roofs.

Recommendations

Immediate Action: The gutters should be repainted 
using the methods and materials discussed in the 
roofing section above. 

The small holes and areas of wear in the metal roofs 
should be patched with a clear silicone-based caulk.

The iron balustrade on the east porch roof should be 
repainted. Prior to repainting, loose paint and rust 
should be removed with a wire brush. The clean 
metal should be primed and painted with a high-
quality rust inhibitive alkyd-based paint, such as 
Benjamin More DTM (Direct to Metal). Tnemec, 
a local Kansas City company, also manufactures a 
good paint product for painting metal. 

Areas of deteriorated and rotten wood balustrades 
should be replaced with new wood to match the 
dimension and profile of the historic balustrades. 
A rot-resistant species such as redwood, cypress, 
cedar, or fir should be used to replace deteriorated 
wood elements. Pressure-treated wood is not 
appropriate for exposed architectural details. 
Vertical grain Douglas fir is fairly rot-resistant. It is 
a hard wood, making it a good choice for replacing 
straight boards. Mahogany, while expensive, is very 
workable and rot resistant and is therefore a good 
option for ornamental trimwork in exposed areas. 
All new wood surfaces should be back-primed with 
an alkyd-based primer, such as Benjamin Moore or 
equal, prior to installation. Existing wood surfaces 
should be scraped of loose paint and sanded smooth 
and the clean substrate primed with an alkyd-based 
primer, such as Benjamin Moore, and painted with 
a high-quality latex paint, such as Benjamin Moore 
Aura. 

Routine Maintenance: The lead-coated copper 
porch roofs should be inspected annually for 
gaps and holes. Since lead-coated copper has an 

Figure 53. North porch roof. Source: Alison Dunleavy, March 
2018.

Figure 54. Deterioration at junction of roof and masonry. 
Source: Alison Dunleavy, March 2018.
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extremely long life-expectancy (up to 100+ year) the porch roof should perform for another 60 years if 
the seams are monitored and maintained. Roll or membrane roofing should never be installed, as it is 
historically inappropriate.

The slate-clad north porch roof should be inspected by maintenance staff annually in conjunction with the 
main roof as well as after severe storms and by roofing professionals every 5 to 7 years, as described above 
in the roofing section.

Gutters should be cleaned semi-annually to remove leaves and debris and to ensure proper drainage. A 
visual inspection of the gutters for holes, broken seams, and corrosion during cleaning can help identify 
maintenance issues before they become serious. The lining should be replaced when it shows signs of 
deterioration.
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Lighting

Description: Non-historic utilitarian and accent 
lighting is present on all exterior elevations of 
the house. Uplighting is installed on the roof of 
the east porch and around the foundation (Figure 
55). Recessed lights are installed in the ceilings of 
the front and south porches (Figure 49); the north 
porch has a light mounted to the ceiling.

Assessment: The lighting is in good condition.

Recommendations

Routine Maintenance: The existing exterior light 
fixtures should be inspected annually in conjunction 
with the porch roofs for broken/burnt out bulbs, 
loose or frayed wires, and damaged cans. 

Figure 55. Non-historic uplighting on east porch roof. Source: 
Alison Dunleavy, March 2018.
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Interior
The interior of the house was restored to the original finishes in 1984 after the City of Independence 
acquired the building. Finishes in the public east half of the first and second floors are more decorative than 
the west half, which housed more utilitarian spaces. 

First and Second Floor Finishes

Walls and Ceilings

Description: Walls and ceilings have a variety of finishes. On the first floor, the walls and ceilings of all 
rooms except for the lower kitchen area at the west end of the house are plaster on wood lath. The lower 
kitchen has furred out walls and ceilings clad in drywall. The former water tower at the southwest corner 
of the house, originally an unfinished space, was finished in the early 1900s when the building became a 
nursing home. The plaster on the walls and ceilings in the water tower was probably applied to metal lath.

Rooms in the formal east half of the first and second floor have wide, elaborate, plaster crown molding. A 
thin wood picture rail wraps the walls just below the plaster molding (Figure 56). Plaster medallions are 
mounted in the center of the ceilings (Figure 57). Painted murals adorn the ceilings of the Main Parlor, 
Drawing Room, Sitting Room, Secondary Parlor, Dining Room, 2nd floor of the Main Hall, Master Bedroom, 
Library, Nature’s Bower, and north Guest Bedroom (Figure 58). The ceilings and murals were restored after 
the city acquired the building in 1983; the last major plaster repair to the Dining Room and Master Bedroom 
ceilings occurred in 2011.

Figure 57. Plaster ceiling medallion (typical). Source: Alison 
Dunleavy, May 2018.

Figure 56. Library, crown molding and ceiling mural (typi-
cal). Source: Alison Dunleavy, May 2018.

Figure 58. Painted mural on dining room ceiling. Source: 
Alison Dunleavy, May 2018.
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Assessment: The walls and ceilings are generally 
in good condition. The projecting bays in each 
of the four eastern rooms on the first and second 
floors are settling at a faster rate than the rest of the 
house, which causes regular damage to the plaster 
walls and ceilings (Figure 59). The plaster was in 
good condition during the Team’s site visit but the 
property maintenance manager reports that cracking 
typically starts halfway up the east or west wall of 
the projecting bay and travels across the molding 
and ceiling. The cracking is a major concern because 
it damages the murals on the ceiling (Figure 60). 
Steel jack posts and ledgers were installed in the 
basement under each projecting bay to mitigate the 
settlement and prevent further cracking.

Recommendations

Immediate Action: Crack monitors should be 
installed to record the rate and severity of the cracks 
in the plaster.

Routine Maintenance: The steel jack posts and 
ledgers under the projecting bays should be 
monitored and checked annually for vertical 
movement in the exterior wall. 

The plaster should be inspected annually to 
determine if any of the cracks are worsening. 

Where heavily damaged, plaster can be removed to 
a solid substrate and replaced in kind, matching the 
existing texture. Cleaning, repair, and restoration 
of the plaster ceilings and walls should follow the 
guidelines and procedures in National Park Service 
Preservation Brief 21: Repairing Historic Flat 
Plaster—Walls and Ceilings; Preservation Brief 
23: Preserving Historic Ornamental Plaster; and 
Preservation Brief 28: Painting Historic Interiors. 
Plaster repairs should be made by a plaster 
restoration expert. 

Walls and ceilings should be periodically dusted 
using a vacuum cleaner with a dusting brush 
attachment, a soft, long-haired brush, or a soft cloth.

Figure 59. Cracked plaster in northeast bay, master bedroom 
(typical). Source: Alison Dunleavy, May 2018.

Figure 60. Mural in master bedroom. Source: Alison Dun-
leavy, March 2018.
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Floors

Description: Non-historic stained and varnished oak planks cover the original pine floor in the east half 
of the first floor (Figure 61). The west half of the first floor has non-historic stained and varnished pine 
floors (Figure 62). The floors were installed after the city acquired the house in 1983; the historic floor 
was damaged from the installation and use of radiators and was in poor condition. The original stained and 
varnished pine floors are extant on the second and third floors (Figure 63).

Assessment: The floors are in generally good 
condition. The historic floors on the second and 
third floors exhibit normal wear typical of a building 
this age.

Recommendations

Routine Maintenance: The floors should be 
regularly maintained by sweeping and occasional 
damp/spot mopping. Keeping the floors covered 
with rugs (the current condition in some rooms) 
will help preserve the wood floors by minimizing 
UV exposure and wear and tear from traffic.

Figure 61. Non-historic oak floor, east half of 1st floor. 
Source: Alison Dunleavy, May 2018.

Figure 63. Historic pine floor, 2nd and 3rd floors. Source: 
Alison Dunleavy, May 2018.

Figure 62. Non-historic pine floor, west half of 1st floor. 
Source: Alison Dunleavy, May 2018.
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Trim

Description: Wood baseboards, trim, and doors are pine. The rooms in the formal east half of the first and 
second floor and in the gift shop have wood trim that is faux-painted to resemble different exotic woods; 
the rest of the trim is painted or varnished (Figure 64). Most of the faux-painting is original. The 1984 
restoration restored the faux wood treatment to areas that had been painted over or damaged beyond repair; 
the doors and trim in the gift shop were painted in 2014.

Paired pocket doors divide the Main Hall, Main Parlor, Drawing Room, Sitting Room, and Secondary 
Parlor. The doors are jammed into the wall pockets and are currently inoperable because the new floors 
were installed around the open doors, pinning them in place. Four-panel wood doors access the rest of the 
rooms. 

Wide door and window casings, some with bullseye ornament, surround every door and window (Figure 
65). Interior wood shutters of cypress, said to be original, hang in the formal rooms of the east half of the 
first and second floor (Figure 66). 

The kitchen has historic varnished pine wainscot; the historic bathrooms on the second floor have non-
historic varnished wainscot. 

West of the water tower on the first and second floors, non-historic painted wood bead board clads some of 
the walls.

Figure 65. Faux-painted wood trim and door (typical). 
Source: Alison Dunleavy, May 2018.

Figure 64. Faux-painted wood (typical). Source: Alison Dun-
leavy, March 2018.
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Assessment: The historic wood baseboards, trim, and doors are in generally good condition with minor 
scratches and general wear. A section of baseboard in the Master Bedroom was blocked by a radiator during 
the restoration and was not repainted. The original faux-painting is stained and dirty (Figure 67). The non-
historic bead board has some areas of flaking paint but is generally in good condition.

Recommendations

Routine Maintenance: The wood trim should be regularly maintained by dusting and periodically spot 
cleaned if necessary with a soft rag and water. When cleaning with a damp cloth, spot test in an inconspicuous 
area to ensure that the historic finish is not water soluble. Most historic faux graining was painted using 
layers of stain and varnishes, which would have been oil-based. However, historic varnish is much softer 
than modern-day varnish, and care should be taken to avoid damaging the historic finishes. 

A carpenter familiar with historic carpentry techniques and practices can be consulted to restore the pocket 
doors to operable condition, if desired. 

The wood beadboard can be repainted following the guidelines and procedures in National Park Service 
Preservation Brief 28: Painting Historic Interiors.

Figure 67. Damaged faux-painted wood trim. Source: Alison 
Dunleavy, May 2018.

Figure 66. Interior shutters (typical). Source: Alison Dun-
leavy, May 2018.
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Fireplaces

Description: The house has nine original fireplaces: 
five on the 1st floor (Main Parlor, Drawing Room, 
Sitting Room, Secondary Parlor, Dining Room) 
and four on the second floor (Master Bedroom, 
Library, one in each guest bedroom). Each room 
has a different mantel; all are stone with stone 
hearths and cast iron fireplace inserts in the firebox 
(Figure 68). A non-historic wood mantel surrounds 
the kitchen fireplace.

Assessment: The fireplaces are in good condition 
and are no longer used. The property manager 
reports that residue from tape and adhesives used to 
decorate the house for the holiday season is an issue.

Recommendations

Immediate Action: Residue from adhesives should be cleaned. If plain water and a soft nylon brush does 
not remove the residue, a conservation-grade detergent such as Vulpex Liquid Soap or Orvus WA Paste, 
both available online, can be used. The stone should be wetted before applying soap, and cleaned with a 
soft nylon brush. Follow the instructions included with the detergent and rinse the stone thoroughly after 
cleaning. 

Prior to cleaning, a spot test should be done in a inconspicuous area to ensure that the detergent does not 
stain or damage the stone. While Vulpex Liquid Soap and Orvus WA Paste are considered safe and are 
recommended by conservators, caution should always be taken when using a new detergent on an untested 
surface.

Routine Maintenance: The fireplaces should be regularly maintained by dusting the mantels and sweeping 
the hearths. If spot cleaning is necessary, the mantels should be wiped with a soft rag and plain water. If the 
fireplaces are ever utilized, a chimney sweep should inspect and clean the flues and fireboxes annually.

Figure 68. Stone fireplace (typical). Source: Alison Dunleavy, 
May 2018.
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Lighting

Description: A combination of decorative and 
utilitarian light fixtures illuminates the house. The 
formal rooms have historic chandeliers mounted 
in the center of the ceilings. Table lamps provide 
additional lighting. Non-historic, ceiling-mounted 
utilitarian lighting is installed in the rear rooms on 
the 1st and 2nd floor as well as the 3rd floor, attic, and 
basement (Figure 69).

Assessment: The light fixtures appear to be in 
good condition, although the property maintenance 
manager reported that a chandelier on the 2nd floor 
recently fell from the ceiling. The chandelier may 
have come loose over time due to the settlement of 
the house or from stresses such as people walking 
on the floor about the fixture.

Recommendations

Routine Maintenance: Light fixtures should be 
regularly maintained by dusting. If spot cleaning is 
necessary, the fixtures can be cleaned with a mild 
detergent.

Lighting mounts should be inspected annually to 
ensure that the fixtures are secure. 

The wiring was not inspected. If the light fixtures 
have deteriorated, obsolete wiring, the light fixtures can be removed, rewired, and reinstalled.

Figure 69. Chandelier and table lamps in 2nd floor hall (typi-
cal). Source: Alison Dunleavy, May 2018.
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Third Floor and Tower

Description: The third floor and tower house utilitarian spaces. The third floor was originally designed for 
a ballroom and billiards room, but the spaces historically were never finished as such because the original 
owner, Harvey Vaile, died before their completion. Currently, the third floor is used as storage. The third 
floor and tower have plaster walls and ceilings, pine floors, some of which are covered with linoleum, and 
wood trim around windows and doors.

A historic skylight pierces the ceiling above the stairs on the third floor. The skylight is a single pane fixed 
window and has wood trim with bullseye ornament similar to that of other window and door trim (Figure 
70). 

Assessment: The third floor is in fair condition. The existing historic plaster walls and ceilings have multiple 
cracks, paint loss, and large areas of missing plaster (Figure 71). Many areas have been patched with new 
plaster (Figure 72). Much of the damage is on the ceilings, which is indicative of water infiltration from the 
roof. The property maintenance manager reported that the damage from water infiltration happened years 
ago and has not worsened or continued since the roof was replaced in 1975. 

The wood baseboards and door and window casings have flaking paint and areas of wood rot (Figure 73). 

Portions of the linoleum floors covering the original pine floors have been removed, creating an uneven 
surface (Figure 74).

The third floor skylight is in good condition. The property manager reported that the only leak in the 
skylight occurred in 2016. During the site visits, the Team was able to view the skylight but it’s location 
made the skylight physically inaccessible from the interior and both visibly and physically inaccessible 
from the exterior due to its location on the steep west slope of the mansard roof.

Recommendations

Routine Maintenance: The third floor and tower are not open to the public and are currently used for 
storage. The utilitarian nature of the space is its character-defining feature. At this time, it is not critical to 
restore the plaster walls because fire code prohibits public access and the space is only used for storage. 
Only loose and deteriorated plaster should be removed. The current finishes can be retained. 

Figure 71. Deteriorated plaster, 3rd floor (typical). Source: 
Alison Dunleavy, May 2018.

Figure 70. 3rd floor skylight Source: Alison Dunleavy, May 
2018.
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Figure 74. Historic wood and non-historic linoleum floors. 
Source: Alison Dunleavy, May 2018.

Figure 73. Deteriorated paint on window casing, 3rd floor 
(typical). Source: Alison Dunleavy, March 2018.

Figure 72. Deteriorated and patched plaster, 3rd floor 
(typical). Source: Alison Dunleavy, May 2018.

The skylight should be inspected annually in conjunction with the roof, if visibly and/or physically 
accessible. If the skylight leaks again, a roofer or window restoration expert with access to scaffolding, 
large ladders, and appropriate safety equipment such as harnesses should be consulted.
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Basement

Description: A full basement underlies the house; it is currently used for storage as well as housing 
mechanical systems. The configuration of the basement rooms matches those of the first floor. The basement 
has stone and brick structural walls and concrete floors. Plaster on wood lath, likely dating to the building’s 
use as a nursing home in the early twentieth century, covers some of the walls and ceilings. Some of the 
plaster is extant but in poor condition with large missing pieces and numerous cracks (Figure 75). Drywall 
covers some of the basement walls; others are bare brick and stone. Drywall covers some of the ceilings 
while others are open to the joists. The west stair in the 1st floor kitchen accesses the basement. Stone steps 
covered by a trapdoor in the southwest corner of the basement access the exterior. Jack posts and supporting 
beams installed within the last five years reinforce the structure of the four projecting bays on the east side 
of the house (Figure 76).

Assessment: The basement is in good to fair condition. The property maintenance manager reported that 
water seeps into the basement during heavy rainfall due to a natural spring that runs under the east end of 
the building. There is also evidence of groundwater coming into the basement through the foundation wall 
at some point in time, however, the foundation wall was dry when the Team visited the site after heavy 
rainfall. Water infiltration has deteriorated the bottoms of some of the brick walls as well as the interior 
masonry sills below the windows. The plaster walls in the stairwell are deteriorating, causing a safety 
hazard for staff and volunteers who require access to the basement. 

Recommendations

Immediate Action: A sump pit should be installed in the low point of the basement floor, with a sump pump 
on battery back-up to mitigate water infiltration during heavy rainfall. Regrading the ground as described 
in the site and foundation sections will move rain runoff farther away from the building, decreasing the risk 
of water seeping in from the foundation walls.

Only loose and deteriorated plaster should be removed. For the safety of staff and volunteers, the plaster in 
the stairwell should be repaired. The basement is not open to the public and is currently used for storage. 
Since the basement is a utilitarian space that has no character-defining historic features, it is not critical to 
restore the plaster walls. 

Routine Maintenance: The basement should be inspected quarterly and after heavy rain for evidence of 
water infiltration and pest infestation.

Figure 76. Jack posts and supporting beams in projecting 
bays (typical). Source: Alison Dunleavy, March 2018.

Figure 75. Deteriorated plaster on exterior basement walls 
(typical). Source: Alison Dunleavy, March 2018.
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Attic

Description: The attic is an unfinished, utilitarian space. It houses HVAC equipment and provides access to 
the roof. The wood joists, rafters, and tongue and groove roof decking are visible. Cellulose fiber insulation 
fills the spaces between the joists. HVAC units and ducts fill the attic.

Assessment: The attic is in good to fair condition. The wood joists, rafters, and roof decking are stained and 
damaged from past water infiltration. As noted in the wood trim section, some of the fascia boards have been 
replaced and the fascia in the northeast corner of the attic is missing (Figure 77). The insulation is in poor 
condition. It is packed down and covered in debris in many areas (Figure 78). There is also evidence of past 
and current pest infestation. The property maintenance manager reported that the HVAC units occasionally 
leak onto the floor. HVAC is discussed in more detail in the MEP section below.

Recommendations

Immediate Action: The missing fascia boards should be replaced immediately to secure the attic from pests. 
If pest infestation continues, a pest control service should be consulted. 

The existing insulation should be removed and new blown-in fiberglass insulation with an overall R-38 
rating installed. 

The attic should be cleaned and debris removed. 

Routine Maintenance: The attic should be inspected quarterly and after heavy rain for evidence of water 
infiltration and pest infestation. Walkways through the attic should be kept clear of insulation and debris. 
The HVAC units should be checked for leaks during quarterly inspections.

Figure 77. Stained wood and missing fascia board in attic. 
Source: Alison Dunleavy, March 2018.

Figure 78. Stained wood and damaged insulation in attic 
(typical). Source: Alison Dunleavy, March 2018.
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Stairs

Description: Six sets of stairs provide vertical circulation through the house. 

The main open U-shaped walnut staircase in the main hall accesses the first through third floors (Figure 79). 
The staircase has turned and carved walnut balusters with bullseye ornament and a carved walnut newel 
post extending to the ceiling. A carpet runner covers the treads. 

A smaller enclosed painted wood staircase in the west half of the house leads from the kitchen to the second 
floor (Figure 80). A carpet runner covers the treads. 

Figure 80. Kitchen stair, 1st floor. Source: Alison Dunleavy, 
May 2018.

Figure 79. Main stair, 1st floor. Source: Alison Dunleavy, May 
2018.
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The basement stair runs below the kitchen stair but the two are not connected. The non-historic wood stair 
has open treads and risers. 

A short flight of wood stairs leads from the ground-level kitchen at the rear of the house up to the first floor. 

A non-historic painted wood stair in the rear hall leads from the first floor to the second floor. 

A non-historic painted wood stair in the third floor hall accesses the attic. 

Assessment: All of the stairs are generally in good condition. Painted stairs have isolated areas of flaking 
paint.

Recommendations

Routine Maintenance: The stair structures should be inspected semi-annually for cracks and loose treads, 
balusters, and railings. The stairs should be regularly maintained by sweeping and dusting. 

If the stairs exhibit stress from heavy use by the public with the appearance of cracks or shifting, a structural 
engineer should be consulted. 
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MEP

Description: The house has modern electrical wiring. Conduit and wiring is concealed behind walls except 
in the utilitarian 3rd floor, attic, and basement spaces where conduit is surface mounted to the walls and 
ceiling. Large, historic chandeliers hang from the ceiling in the formal rooms on the 1st and 2nd floors.

The house was built with a fully functioning plumbing system using lead pipes. The old pipes were replaced 
with updated systems as needed, but the original lead pipes remain in the floor. Functional plumbing is 
limited to two non-historic bathrooms off the dining room and a non-historic kitchen at the west end of the 
1st floor.

The current HVAC system and ductwork was installed in 1997. Nine separate HVAC units serve the house; 
units are housed in the basement and attic and condensers are at ground level and on the roof. Four units 
have been replaced in recent years as the units began to fail. There is no historic ductwork in the building; 
fireplaces heated the building when it was originally constructed and radiators were installed when the 
building was converted to a nursing home in the early twentieth century. The city removed the radiators 
during the 1980s restoration.

Assessment: The electrical and plumbing systems are in good condition. The plumbing fixtures, supply 
lines, and drains are in good working condition. The electrical wiring is in good working condition. The 
HVAC units, with the exception of those in the basement, have reached the end of their serviceable lives and 
are in poor condition. They are not cooling and heating the house effectively due to their age. The HVAC 
units in the attic leak water onto the floor.

Recommendations

Immediate Action: The HVAC Units, with the exception of those in the basement, should be replaced as 
soon as possible. There are several options for new HVAC systems:

Unico System

A Unico HVAC system is a high-efficiency heating and cooling system that uses flexible supply tubing 
instead of traditional ductwork to heat and cool the building. These systems are often ideal for historic 
buildings because the small tubing is less intrusive to interior spaces. The flexible tubing can be fed through 
existing wall cavities, ceilings, or floors without opening large holes in the walls. The air handlers are 
quieter, smaller, and more effective than traditional air handlers. A Unico system may reduce the number of 
units needed to condition the building. This option requires total replacement of existing equipment.

Traditional System

The current HVAC system at Vaile Mansion is a traditional ductwork system with nine HVAC units and 
condensers. Ductwork is only 20 years old. Four of the units and condensers were recently replaced; the 
other five were installed in 1997. To keep the traditional system, the five older units and condensers should 
be replaced at once; the others can be retained. Insulation wrap should be installed on the plenums in the 
attic where it is missing.

More information on HVAC systems for historic buildings can be found in National Park Service Preservation 
Brief 24: Heating, Ventilating, and Cooling Historic Buildings—Problems and Recommended Approaches.

Routine Maintenance: The electrical and plumbing systems should be inspected annually. The HVAC 
system should be inspected semi-annually prior to the summer cooling and winter heating seasons. 
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Other Issues
There are four areas of building evaluation in which the Team recommends further study and discussion if 
the City undertakes any large-scale projects at the Vaile Mansion. While this report examined any current 
issues in regards to life-safety and the overall condition of the building, no major concerns were noted. 

Accessibility

Currently, the asphalt drives and parking lot and concrete curbs and sidewalks are in good to fair condition 
with isolated areas of cracking, spalling, and erosion. These areas of deterioration are a safety hazard and 
should be repaired to ensure a safe, level walking surface for visitors.

With the passage of the Americans with Disabilities Act in 1990, access to properties open to the public is 
now a civil right. If any large-scale improvement is planned for the property, the owner should consider 
hiring a consultant to assess potential barriers and to develop solutions for site elements and for each 
building that follow local codes, state codes and federal laws. Reference ADA Accessibility guidelines 
at https://www.access-board.gov/guidelines-and-standards/buildings-and-sites/about-the-ada-standards/
background/adaag#4.1.7(3).

Structural Components

There is a structural issue with the projecting bays of the house. Prior to the Team’s site visits, a structural 
engineer was hired to assess the cracking and settlement and recommended the installation of jack posts 
with supporting beams in the basement to mitigate the settlement. The Team recommends the continued 
monitoring of these conditions as there were no changes to the foundation during subsequent site visits.

If there are additional visual indications of structural issues or failure, the owner should engage a structural 
engineer experienced in working with historic structures from the nineteenth century to review the condition 
and make appropriate recommendations for repair or replacement. 

Hazardous Materials

Since the Vaile Mansion is a house museum and has been restored, no major restoration or rehabilitation 
projects are anticipated. The house has modern wiring, plumbing, and ductwork that contain no asbestos. 
Many of the painted finishes were restored after the City took ownership of the house in the 1980s, after 
lead-based paint was banned in the U.S. These restored finishes are lead-free and have encapsulated any 
lead-based paint that remained on the walls. The property has a “no touching” policy due to its status as a 
house museum. Tour guides should supervise small children when they visit the house to ensure that the 
paint is left alone so that any encapsulation remains intact. 

It is likely that asbestos may be present in some building materials on the property. Asbestos was banned 
from most products in the United States in 1989, but prior to that it was commonly used in a variety of 
materials, particularly: roofing felts; roofing shingles; some wallboard; asphalt composition flooring (tile 
and sheet); mastic adhesives; cement and putty for mechanical systems; glazing compounds; and insulation 
and pipe wrap. Asbestos is dangerous when it becomes friable and the particles can be breathed into the 
respiratory system. Asbestos-containing materials that are in good condition are best left alone. It is possible 
to encapsulate asbestos-containing materials so that they cannot deteriorate and release fibrous particles 
into the air. The utilitarian storage spaces in the rear of the house and attic may contain asbestos, however, 
the spaces are not accessible to the public, are rarely used, and there are no plans for rehabilitation. Any 
asbestos in these areas should be left alone. 
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When planning a restoration or rehabilitation project that involves materials that potentially contain asbestos, 
consult a remediation specialist experienced with historic buildings to perform necessary testing and to plan 
for proper disposal of contaminants. Professional, licensed asbestos abatement contractors should perform 
the removal of all contaminated materials. 

Lead-based paint may also be present on the interior and exterior of structures constructed prior to the 
late 1970s (the United States banned lead-based paint in 1977). Lead-based paint can be hazardous when 
disturbed by sanding and stripping or when it is chipping. Lead can be inhaled as either dust or vapor. Paint 
surfaces can be tested for lead prior to executing renovation work. Lead-testing kits are widely available in 
hardware stores. When working with lead-paint, EPA guidelines should be followed. More information can 
be found on the EPA website at https://www.epa.gov/lead.

Security

While the Vaile Mansion has had several incidents of vandalism, the Property Manager reports that they 
have all been minor and cosmetic in nature. Vandalized items, such as the north and south rear doors, were 
removed in order to maintain the appearance of the Vaile, not because the security of the building was 
compromised.

The Vaile Mansion has a functioning alarm system as well as 24-hour security monitoring. Records of 
security measures at the Vaile Mansion can be found at the end of this report.
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Conclusion
Vaile Mansion is an elegant historic property that retains a high degree of integrity, particularly 
in the areas of materials and design.  The house has been well-maintained, and the owner/
operator has demonstrated a commitment to providing on-going and quality care of the building 
with the commission of this repair and maintenance planning document. The recommendations 
provided above, coupled with the maintenance chart that follows and the technical references in 
the appendix will help to ensure the long-term preservation of this important historic resource.   
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Appendix A
Plans and Elevations*

*Architects Unknown
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Vaile Mansion water flow plan with red arrows suggesting water flow direction for regrading to remove rainfall from settling around the building. 
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Appendix B
The Secretary of the Interior’s Standards
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THE SECRETARY OF THE INTERIOR’S STANDARDS FOR RESTORATION

1. A property will be used as it was historically or be given a new use that interprets the property and its 
restoration period.

2. Materials and features from the restoration period will be retained and preserved. The removal of 
materials or alteration of features, spaces and spatial relationships that characterize the period will not 
be undertaken.

3. Each property will be recognized as a physical record of its time, place and use. Work needed to 
stabilize, consolidate and conserve materials and features from the restoration period will be physically 
and visually compatible, identifiable upon close inspection and properly documented for future research.

4. Materials, features, spaces and finishes that characterize other historical periods will be documented 
prior to their alteration or removal.

5. Distinctive materials, features, finishes and construction techniques or examples of craftsmanship that 
characterize the restoration period will be preserved.

6. Deteriorated features from the restoration period will be repaired rather than replaced. Where the 
severity of deterioration requires replacement of a distinctive feature, the new feature will match the 
old in design, color, texture and, where possible, materials.

7. Replacement of missing features from the restoration period will be substantiated by documentary and 
physical evidence. A false sense of history will not be created by adding conjectural features, features 
from other properties, or by combining features that never existed together historically.

8. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. 
Treatments that cause damage to historic materials will not be used.

9. Archaeological resources affected by a project will be protected and preserved in place. If such resources 
must be disturbed, mitigation measures will be undertaken.

10. Designs that were never executed historically will not be constructed.
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Appendix C
ONLINE RESOURCES FOR RESTORATION
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Online resOurces fOr restOratiOn

TOPIC URL
The Secretary of the Interior’s Standards https://www.nps.gov/tps/standards.htm
The Secretary of the Interior’s Guidelines for the Treatment of Historic 
Properties

https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf

EPA resources on Lead Paint https://www.epa.gov/lead
Preservation Brief 2: Repointing Mortar Joints in Historic Masonry Build-
ings

https://www.nps.gov/tps/how-to-preserve/briefs/2-repoint-mortar-
joints.htm

Preservation Brief 9: The Repair of Historic Wooden Windows https://www.nps.gov/tps/how-to-preserve/briefs/9-wooden-windows.
htm

Preservation Brief 10: Exterior Paint Problems on Historic Woodwork https://www.nps.gov/tps/how-to-preserve/briefs/10-paint-problems.
htm

Preservation Brief 16: The Use of Substitute Materials on Historic 
Building Exteriors

https://www.nps.gov/tps/how-to-preserve/briefs/16-substitute-materi-
als.htm

Preservation Brief 21: Repairing Historic Flat Plaster—Walls and Ceil-
ings

https://www.nps.gov/tps/how-to-preserve/briefs/21-flat-plaster.htm

Preservation Brief 23: Preserving Historic Ornamental Plaster https://www.nps.gov/tps/how-to-preserve/briefs/23-ornamental-plas-
ter.htm

Preservation Brief 24: Heating, Ventilating, and Cooling Historic Build-
ings—Problems and Recommended Approaches

https://www.nps.gov/tps/how-to-preserve/briefs/24-heat-vent-cool.
htm

Preservation Brief 28: Painting Historic Interiors https://www.nps.gov/tps/how-to-preserve/briefs/28-painting-interiors.
htm

Preservation Brief 29: The Repair, Replacement, and Maintenance of 
Historic Slate Roofs

https://www.nps.gov/tps/how-to-preserve/briefs/29-slate-roofs.htm

Preservation Brief 39: Holding the Line: Controlling Unwanted Moisture 
in Historic Buildings

https://www.nps.gov/tps/how-to-preserve/briefs/39-control-unwant-
ed-moisture.htm

Preservation Brief 45: Preserving Historic Wooden Porches https://www.nps.gov/tps/how-to-preserve/briefs/45-wooden-porches.
htm

Preservation Brief 47: Maintaining the Exterior of Small and Medium 
Size Historic Buildings

https://www.nps.gov/tps/how-to-preserve/briefs/47-maintaining-exte-
riors.htm

ADA Accessibility Guideline https://www.access-board.gov/guidelines-and-standards/buildings-
and-sites/about-the-ada-standards/background/adaag#4.1.7(3)
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Appendix D
De-icing Information
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Don’t Salt Your Steps: Winter Technical Tips
‘Tis the season for snow and the Conservancy’s Technical staff has tips on

protecting your steps and sidewalk. This is just one of the ways the

Conservancy offers free advice to property owners throughout the year.

Using a shovel may be the safest way to remove snow and ice from stoops

and sidewalks without damaging the masonry of a building, but sometimes it

is not enough. For this reason, de-icing products can provide additional help

with the task of cleaning snow and ice. But they should be used with caution

since they can potentially damage masonry surfaces, degrade mortar joints,

and harm surrounding vegetation.

Various de-icing products formulated to melt snow and ice and make their

removal easier are sold under different brand names at local hardware

stores. Be careful however, when using these products. Repeated heavy

applications can promote a slow but harmful process. Namely, the scaling

and flaking of masonry surfaces. This action, called salt fretting, is often found where the base of the building meets the

sidewalk. Continued use of de-icing products on masonry can cause severe fretting and the loss of pieces of masonry

from the building or sidewalk.

HELPFUL HINTS

Using a de-icing product requires more than spreading it around. Knowing the age of a sidewalk and the product’s

ingredients are important to prevent damage.

Before buying a de-icing product, consider the following:

• Concrete sidewalks and steps should be at least six months old, otherwise they can be severely damaged by de-icing

products.

• Products containing ammonium nitrate and ammonium sulfate should never be used since these will break down even

the most durable masonry materials.

• Applying de-icers near areas of vegetation can potentially harm plant life if strong enough concentrations build up in the

soil.

• To provide better traction use sand in combination with a de-icer or by itself.

Here are several suggestions to help speed melting and minimize damage to masonry when using a de-icing
product:

• Follow the manufacturer’s instructions for use and safety.

• Before applying, shovel and remove as much snow and ice as possible.

• Apply the product sparingly in the area of highest foot traffic.

• Apply the product away from the base of the building.

• Assist the melting process by shoveling and removing snow and slush, especially away from the building.

• In the spring, wash down sidewalks, building bases, and areas near vegetation to help disperse the residue of the

product.

There are four primary deicing salts for ice and snow removal:

1. Sodium chloride also known as rock salt, is the most common deicing salt. Rock salt releases the highest amount of

chloride when it dissolves. Chloride can damage concrete and metal. It also can pollute streams, rivers and lakes. It

should be avoided.

2. Calcium chloride is another de-icing salt. It comes in the form of rounded white pellets. It can cause skin irritation if your

hands are moist when handling it. Concentrations of calcium chloride can chemically attack concrete.

3. Potassium chloride is not a skin irritant and does not harm vegetation. It only melts ice when the air temperature is

above 15 F. but when combined with other chemicals it can melt ice at lower temperatures. It is a good choice.

4. Magnesium chloride is the newest deicing salt. It continues to melt snow and ice until the temperature reaches -13 F.

The salt releases 40% less chloride into the environment that either rock salt or calcium chloride. It is far less damaging to

concrete and plants. It is the best choice.

Don’t Salt Your Steps: Winter
Technical Tips
Great Blizzard of 1888, New York City.

Landmark Museum Shuttered Since
Sandy, No Reopening in Sight More »

Midtown East Rezoning Passes More »

After Large Public Response, Parks OK’s a
Conditions Survey at Olmsted House More
»

Tourist in Your Own Town #52 - The Prison
Ship Martrys’ Monument More »

LPC Rejects Demolition Plan at Fire-
Ravaged Synagogue More »

New York Public Library’s Interiors Get
Landmark Hearing More »

Rare 19th-century Landmark May Be Lost
for New School More »

Old St. James Parish Hall One Step Closer
to City Landmark Status More »

Focus on “Supertalls” at Planning and
Preservation Panel Discussion More »

Moynihan Train Hall - Finally Moving
Forward More »
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One Whitehall Street   New York, NY 10004   tel 212.995.5260   |    |    |    |  RSS  |  FAQ  |  site map  |  press  |  privacy  | contact us

Avoid the use of fertilizers sometimes sold as de-icers and traction agents. Those that contain nitrate and ammonium

sulfate can rapidly disintegrate concrete.

Always follow label instructions when using a deicing product. Any de-icer can be mixed with equal parts sand in order to

provide grit for additional traction.

Use de-icers moderately and remove residue during long thaws and again in spring.

Share    Print  



Vaile Mansion Conditions Assessment Page 87

Appendix E
Maintenance Resources
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Maintenance Chart

Building 
Component

Material Date 
Installed

Life Expectancy Condition during 
Team inspection of 

Spring 2018

Typical Signs of 
Deterioration

Maintenance 
Methods & 
Frequency

Site
Concrete Walks & 

Drives
Concrete Unknown up to 100 years if 

properly installed & 
maintained

Good to Fair-some 
isolated cracks and 

spalling. 

Cracks, spalling, 
heaving

Sweep to clear dirt & 
debris; power wash 

with minimal pressure; 
remove snow & ice with 

magnesium chloride, 
which is less corrosive and 

harmful to landscaping 
than sodium chloride

Asphalt Parking 
Lot and Drives

Asphalt Unknown 12-35 years Good to Fair-some 
isolated cracks and 

spalling.

Cracks, erosion, 
spalling, heaving

Sweep to clear dirt & 
debris; power wash 

with minimal pressure; 
remove snow & ice with 

magnesium chloride, 
which is less corrosive and 

harmful to landscaping 
than sodium chloride; seal 
coat the asphalt every 2-5 

years
Brick Paver Walks Brick c. 1983 Up to 100 years if 

properly installed & 
maintained

Good Cracks, spalling, 
shifting, heaving

Sweep to clear dirt & 
debris; power wash 

with minimal pressure; 
replace damaged bricks; 
remove snow & ice with 

magnesium chloride, 
which is less corrosive and 

harmful to landscaping 
than sodium chloride

Trees & Shrubs Vegetation Various Depends on species 
and maintenance

Good Broken limbs, 
disease (spotty, 

degraded leaves)

Prune/trim every 3 years or 
as necessary
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Building 
Component

Material Date 
Installed

Life Expectancy Condition during 
Team inspection of 

Spring 2018

Typical Signs of 
Deterioration

Maintenance 
Methods & 
Frequency

Lawn Vegetation Unknown Depends on species 
and maintenance

Good Areas of bare soil, 
discolored grass, 
areas of excessive 

weeds

Weekly-mow

Monthly-water

Seasonal-fertilize, aerate, 
seed

Metal/stone 
Fencing

Metal Unknown 25-50 years Good to Fair Corrosion, detached 
& missing elements, 

spalled stone, 
deteriorated mortar

Inspect semi-annually; 
reattach or replace 

detached/missing/corroded 
pieces; paint every 5-8 

years

* Life expectancy varies with usage, weather, installation, maintenance, and quality of materials.  This list should be used only as a general guideline, not as a 
guarantee regarding the performance or life expectancy of any product or material.
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Building 
Component

Material Date 
Installed

Life Expectancy * Condition during 
Team inspection of 

Spring 2018

Typical Signs of 
Deterioration

Maintenance 
Methods & 
Frequency

House-Exterior
Main Roof Slate

Metal flashing

1975 100+ years Good Broken shingles, 
delaminating 

shingles, missing or 
detached flashing

Inspect annually. 
Remove any debris.  

Patch/replace missing or 
broken shingles.  Repair 

deteriorated flashing
Top Slope of 

Mansard Roof
Lead-coated 

copper standing 
seam metal

1975 80-100 years Good Corroded and/
or pitted metal, 
damaged seams

Inspect annually, repair 
damage immediately.  

Gutters & 
Downspouts

Metal-lined 
wood box 

gutters; metal 
downspouts

1975 20-75 years 
(depending on liner 
material) if properly 

maintained

Good Rotten wood, 
deteriorated metal 
gutter lining and 

downspouts  

Inspect semi-annually, 
clean gutters and 
downspouts semi-

annually. Replace or 
consolidate rotten wood; 

replace deteriorated 
lining

 Brick Walls Brick 1881 30-100 years 
depending on 

exposure, and mortar 
mix

Good (Chimneys are in 
fair condition)

Open mortar joints, 
stained/discolored 

brick, efflorescence, 
spalled brick, 
cracked brick

Inspect annually, keep 
water away from walls 

(gutters and downspouts 
clear & landscaping 

graded away from bldg).  
Repoint as necessary. 
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Building 
Component

Material Date 
Installed

Life Expectancy * Condition during 
Team inspection of 

Spring 2018

Typical Signs of 
Deterioration

Maintenance 
Methods & 
Frequency

Wood Trim, Soffits 
& Eaves

Wood 1881-2018

(wood siding 
and trim have 
been replaced 
as necessary 

over the years, 
large-scale 

replacement in 
1975)

100+ years if properly 
maintained

Good to fair Peeling paint, soft 
rotten wood, stained 

discolored wood

Inspect semi-annually, 
clean gutters and 
downspouts semi-
annually.  Wash off 
mildew annually. 

Repaint every 5-10 
years depending on 

exposure.  Replace or 
consolidate rotten wood.

Foundation Limestone 1881 50-100 years 
depending on 

exposure/drainage 

Unknown Open mortar joints, 
stained/spalling 

stone, efflorescence, 
cracked stone

Inspect annually, keep 
water away from the 

stone with correct 
landscaping/grading, 

clean gutters and 
downspouts quarterly

Windows Wood 1881, 2018 50-100 years + 
depending on 
exposure and 
maintenance

Good to fair Broken glass, 
deteriorated glazing 
putty, peeling paint, 
broken sash/frame 

elements

Inspect and clean 
semi-annually, paint 

every 5-10 years 
depending on exposure, 

replace broken glass 
immediately, replace 

glazing putty as 
necessary

Doors Wood/metal 1881, c. 2018 100+ years depending 
on exposure and 

maintenance

Good Broken glass 
(transoms), degraded 

finish, broken 
hardware, settlement 

(improperly 
operating doors)

Inspect semi-annually, 
paint every 5-10 years, 
replace broken glass, 

repair broken hardware, 
adjust in frames as 
necessary to ensure 
smooth operation

* Life expectancy varies with usage, weather, installation, maintenance, and quality of materials.  This list should be used only as a general guideline, not as a 
guarantee regarding the performance or life expectancy of any product or material.
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Building 
Component

Material Date 
Installed

Life Expectancy * Condition during Team 
inspection of Spring 

2018

Typical Signs of 
Deterioration

Maintenance 
Methods & 
Frequency

House-Interior
Walls and Ceilings Plaster 1881-2011 

(walls and 
ceilings have 
been repaired 
as necessary 

over the years)

100+ years Good Cracking, staining, 
delamination, 
efflorescence, 

detachment from lath

Inspect semi-
annually, path/repair 
cracks as necessary 

Floors/Stairs Wood 1881-2000s (1st 
floor has oak 
planks over 

original pine, 
stairs, 2nd and 
3rd floor are 

original)

100+ years Good Cracking, warping, 
soft rotten wood, 
stained discolored 

wood 

Inspect semi-
annually, sweep 

away dust and debris 
monthly, spot clean 
with mild detergent 

as needed

Wood Trim and 
doors

Wood 1881, 1984 100+ years Good Peeling paint or 
varnish, soft rotten 

wood, stained 
discolored wood

Inspect semi-
annually, dust 

monthly, spot clean 
with mild detergent 

as needed
Mantels Stone 1881 100+ years Good stained/spalling 

stone, efflorescence, 
cracked stone

Inspect semi-
annually, dust 

monthly, spot clean 
with water as needed

Lighting Various metals 
and glass/

crystal

1881-1990s 
(some 

lamps are 
reproductions)

100+ years Good Tarnished metal, 
cracked shades, 
exposed wiring

Inspect semi-
annually, dust 

monthly, spot clean 
with mild detergent 

as needed
Attic Wood 1881 100+ years Good to fair soft rotten wood, 

stained discolored 
wood

Inspect quarterly, 
sweep away dust and 
debris monthly, pest 

control as needed
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Building 
Component

Material Date 
Installed

Life Expectancy * Condition during Team 
inspection of Spring 

2018

Typical Signs of 
Deterioration

Maintenance 
Methods & 
Frequency

Basement Wood, masonry, 
concrete

1881-1990s 
(walls, floors, 
and ceilings 
have been 
repaired as 

necessary over 
the years)

100+ years Good to fair Open mortar joints; 
stained/spalling/
cracked stone, 

brick, and concrete, 
efflorescence

Inspect quarterly, 
sweep away dust and 
debris monthly, spot 

clean floors with 
mild detergent as 

needed

* Life expectancy varies with usage, weather, installation, maintenance, and quality of materials.  This list should be used only as a general guideline, not as a 
guarantee regarding the performance or life expectancy of any product or material.
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Cost Charts

Key

Priority Fix Within
A 1-2 Years
B 3-7 Years
C 8-10 Years

Site

Priority Issue Description Cost
A Asphalt Mill and repave asphalt parking lot and driveways $30,050
A Concrete Replace cracked/spalled concrete curbs and sidewalks $15,200
A Grade Lower planting beds around foundation 6-12”, regrade area 

around west side of north elevation.  Install landscaping.
$22,200

A Fencing Repair/replace missing and broken fencing and 
connections, repoint/repair stone columns, realign/repaint 
fence

$30,000

House Exterior

Priority Issue Description Cost
A Roof Extend downspouts to the north and south on the west 

slope of main cupola roof.
$43,560

A Wood Trim Replace/repair/repaint missing / deteriorated wood trim, 
soffits, fascia boards, brackets, etc..

$220,000

A Masonry Repoint chimneys as necessary with hydraulic lime-putty 
mortar

$15,000

A Masonry Clean areas of masonry exhibiting signs of biological 
growth

$18,500

A Masonry Repair / repoint the foundation walls on the exterior and 
interior at areas of moisture intrusion

$25,255

A Wood 
Windows

Repair/repaint the wood windows. $83,000

A Wood 
Windows

Replace the wood windows $410,000

A Limestone Repair/replace deteriorated limestone heads, sills and 
banding. 

$45,260

A Roof Replace caulk.  Repair/repaint ornamental metals (ridge 
caps, balcony railings, finials, etc.).  Patch holes in porch 
and balcony roofs 

$65,815
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A Chimney 
Caps

Repair/repaint the 2 deteriorated ornamental chimney 
caps.  Replace the 3 sheet metal chimney caps to match 
the existing ornamental caps.

$12,500

B Wood 
Windows

Install exterior wood storm windows $269,000

B Porches Replace/repair/repaint deteriorated wood posts, trim, 
decking, etc..

$27,000

C Masonry Repair/repoint/clean the exterior walls $72,000
C Paint Repaint/recaulk all painted exterior non-masonry surfaces 

(wood, metal, etc.)
$70,000

House Interior

Priority Issue Description Cost
A Basement Install sump pit and pump $8,250
A HVAC Install 5 new HVAC units (indoor air handlers and exterior 

condensing units).

Alternate: Install UNICO min-duct system throughout 
house.  Work includes removal and replacement of plaster 
for duct installation as well as plaster patching at vacated 
ducts. 

$55,200

$127,500

(amount 
included in 
cost totals)

B Attic Replace insulation with blown-in fiberglass type.  Overall 
R-38 rating, +/- 12” thickness.

$15,000

Cost Totals
Priority A $1,172,090
Priority B $   311,000
Priority C $   142,000

Total  $1,625,090

The above cost estimates reflect a start date of August 2018 and are based upon Davis Bacon Prevailing 
Wage requirements, include typical general contractor general conditions / overhead / profit, and include 
average construction cost inflation.
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Vaile Mansion Priority Legend
1500 N Liberty Street A 1-2 Years 
Independence, MO 64050 B 3-7 Years 

C 8-10 Years 

Description Amount

SCOPE OF WORK ITEMS

SITE WORK
A ASPHALT 

MILL AND OVERLAY EXISTING DRIVE AND LOT 30,050$                 

A SITE CONCRETE
REPLACE DAMAGED CURB 5,000$                   
REPLACE DAMAGED SIDEWALKS 10,200$                 

TOTAL 15,200$                 

A GRADING/LANDSCAPE
LOWER PLANTING BEDS 16,000$                 
REPLACE LANDSCAPING 6,200$                   

TOTAL 22,200$                 

A FENCING
REPAIR FENCING 16,980$                 
TUCK-POINT COLUMNS 7,500$                   
PREP AND PAINT FENCE 5,520$                   

TOTAL 30,000$                 

HOUSE EXTERIOR
A REPAIR EXISTING GUTTERS

REMOVE DEBRIS AND PREP SURFACES 10,000$                 
NEW JOINT SEALANTS AT BOX GUTTERING 18,560$                 
INSTALL NEW BOX GUTTERING- ALLOWANCE 15,000$                 

TOTAL 43,560$                 

A REPAIR/REPLACE WOOD/TRIMS/SOFFITS/EAVES - EXTERIOR FACADE 
REPLACE DAMAGED WOOD AS REQUIRED 115,650$               
REPAIR AND REPAINT EXTERIOR DOORS 25,000$                 
CAULK AND PREP WOOD SURFACES FOR PAINT 9,500$                   
PAINT EXTERIOR WOOD SURFACES 69,850$                 

TOTAL 220,000$               

A CHIMNEY REPAIR
TUCK-POINT AND PREP SURFACES/ REPAIR SURFACES AS REQ'D 15,000$                 

TOTAL 15,000$                 

A MASONRY RESTORATION
DETERGENT CLEAN EXISTING MASONRY 18,500$                 

TOTAL 18,500$                 

A FOUNDATION REPAIR
INTERIOR TUCK-POINTING 11,205$                 
EXTERIOR TUCK-POINTING ONCE LANDSCAPE BEDS LOWERED 14,050$                 

TOTAL 25,255$                 

A WINDOW ALLOWANCE- TO REPAIR EXISTING
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MISCELLANEOUS REPAIRS 50,000$                 
CAULK AND PREP 4,500$                   
PREP AND PAINT 28,500$                 

TOTAL 83,000$                 

A WINDOW ALLOWANCE- TO REPLACE EXISTING
REPLACE EXISTING WINDOWS 345,000$               
PREP AND PAINT 65,000$                 

TOTAL 410,000$               

A LIMESTONE REPAIR AND REPLACE
REPAIR 30% AND REPLACE 5% LIMESTONE HEADER AND SILL ALLOWANCE 45,260$                 

TOTAL 45,260$                 

A ROOFING
REMOVE JOINT SEALANTS 4,500$                   
NEW JOINT SEALANTS 14,565$                 
REPAIR/REPAINT METAL ORNATE SURFACES/RIDGE CAPS/MISC. METAL 26,250$                 
BALCONY AND PORCH ROOF REPAIR 20,500$                 

TOTAL 65,815$                 

A CHIMNEY CAPS
REPAIR EXISTING CHIMNEY CAPS (2) 5,500$                   
3 NEW CHIMNEY CAPS 8,500$                   
PREP AND PAINT 4,000$                   

TOTAL 12,500$                 

B WOOD STORM WINDOWS
EXTERIOR WOOD STORMS 225,000                 
PAINT STORMS 44,000$                 

TOTAL 269,000$               

B REPAIR/REPLACE WOOD AT PORCHES AND BALCONIES
REPLACE DAMAGED WOOD AS REQUIRED 16,500$                 
CAULK AND PREP WOOD SURFACES FOR PAINT 2,500$                   
PAINT EXTERIOR WOOD SURFACES 8,000$                   

TOTAL 27,000$                 

C MASONRY RESTORATION
EXTERIOR TUCK-POINTING 72,000$                 

C PAINT
PREP AND PAINT SURFACES- CONTINUED MAINTENANCE 70,000$                 

TOTAL 70,000$                 

HOUSE INTERIOR
A SUMP PUMP

EXCAVATE AND INSTALL PIT 2,250$                   
PLUMBING AND ELECTRICAL FOR SUMP PUMP 6,000$                   

TOTAL 8,250$                   

A HVAC
OPTION #1: REPLACE EXISTING MECHANICAL SYSTEMS

SAFE OFF AND DEMO EXISTING SPLIT SYSTEM UNITS (6) 8,565$                   
REPLACE UNITS AND HOOK ELECTRICAL BACK UP 46,635$                 

TOTAL 55,200$                 

OPTION #2: UNICO SYSTEM
DEMO EXISTING UNITS DUCTING 12,000$                 
INSTALL UNICO SYSTEM WITHIN EXISTING DUCT 95,500$                 
MINOR PLASTER REPAIR/PAINT 20,000$                 
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TOTAL 127,500$               

B INSULATION
REPLACE BLOWN IN  INSULATION IN ATTIC 15,000$                 

TOTAL 15,000$                 





Temp:_________ Date:___________________________________________

Inspected by:____________________________________

**Perform tasks quarterly**

GOOD-Condition 
generally OK, minor work 

may be needed

FAIR-Moderate work 
needed

POOR-Major work 
needed

SITE

Concrete walkways Cracks, spalling, heaving

Sweep to clear dirt & debris; shovel and remove as much 
snow as possible before applying ice melt; melt snow & ice 
with magnesium chloride, which is less corrosive and harmful 
to landscaping than sodium chloride

Brick paving Cracks, spalling, shifting, heaving

Sweep to clear dirt & debris; replace damaged bricks; shovel 
and remove as much snow as possible before applying ice 
melt; melt snow & ice with magnesium chloride, which is less 
corrosive and harmful to landscaping than sodium chloride

Asphalt parking lot and 
drives Cracks, erosion, spalling, heaving

Sweep to clear dirt & debris; shovel and remove as much 
snow as possible before applying ice melt; melt snow & ice 
with magnesium chloride, which is less corrosive and harmful 
to landscaping than sodium chloride

INTERIOR/FINISHES

Attic
Evidence of water leaks in the attic; soft rotten wood; stained 
discolored wood; evidence of pest infiltration

repair roof to stop water infiltration if needed; sweep away 
dust and debris; check for nests, holes, animal droppings, 
material decay; pest control as needed

Basement
Open mortar joints; stained/spalling/cracked stone, brick, and 
concrete, efflorescence; evidence of pest infiltration

repair foundation and exterior walls to stop water infiltration 
if needed; sweep away dust and debris, spot clean floors with 
mild detergent as needed; check for nests, holes, animal 
droppings, material decay; pest control as needed

NOTES
CONDITION

January-March Inspection/Maintenance Checklist

ITEM TYPICAL SIGNS OF DETERIORATION MAINTENANCE METHODS
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Temp:________ Date:___________________________________________

Inspected by:____________________________________
**Perform tasks quarterly**

GOOD-Condition 
generally OK, minor work 

may be needed

FAIR-Moderate work 
needed

POOR-Major work 
needed

SITE

Concrete walkways Cracks, spalling, heaving
Sweep to clear dirt & debris; power wash with minimal 
pressure

Brick paving Cracks, spalling, shifting, heaving
Sweep to clear dirt & debris; power wash with minimal 
pressure; replace damaged bricks

Asphalt parking lot and 
drives Cracks, erosion, spalling, heaving

Sweep to clear dirt & debris; power wash with minimal 
pressure Seal coat the asphalt every 2-5 years

Trees Broken limbs, disease (spotty, degraded leaves) Trim and fertilize
Shrubs Broken limbs, disease (spotty, degraded leaves) Trim and fertilize

Fences
Corrosion, detached & missing elements, spalled stone, 
deteriorated mortar

Reattach or replace detached/missing/corroded pieces; repair 
stone as needed

Paint metal fencing every 5-8 years; 
repoint when mortar is in POOR condition

FOUNDATION  

Foundation and Grade
Open mortar joints, stained/spalling stone, efflorescence, 
cracked stone

Keep water away from the stone with correct 
landscaping/grading, clean gutters and downspouts semi-
annually; repair stone and repoint as needed Repoint when mortar is in POOR condition

Wildlife/varmint 
inspection Nests, holes, animal droppings, material decay Set traps as needed; fill termite baits

Consult with a pest extermination service 
as needed

EXTERIOR WALLS

Brick and stone masonry
Open mortar joints, stained/discolored brick and stone, 
efflorescence, spalled/cracked brick and stone

Keep water away from the brick with correct 
landscaping/grading, clean gutters and downspouts semi-
annually; repoint as needed Repoint when mortar is in POOR condition

Sealants Loss of adhesion, pitting
Check integrity of material, water tightness; remove failing 
sealant and reapply as needed

Wood Trim, Soffits, and 
Eaves

Peeling paint, soft rotten wood, stained discolored wood; 
deteriorated joints/connections

Sand and scrape flaking paint; repaint during summer 
painting season; repair/replace rotten wood; wash off mildew

ROOF DRAINAGE

Gutters and Downspouts

Rotten wood in box gutters, deteriorated metal gutter lining 
and downspouts; sagging gutters and split downspouts; 
debris accumulating in gutters; overhanging branches rubbing 
against the roof or gutters   

Remove leaves and other debris from gutters and 
downspouts. Utilize a ladder with a brace device, if necessary, 
to keep the ladder from crushing the gutter. Use a garden 
hose to flush out troughs and downspouts. Patch or repair 
holes in gutters using products such as fiberglass tape and 
epoxy adhesive in metal gutters. Avoid asphalt compounds 
since acidic material can cause further deterioration of metal 
gutters.

WINDOWS AND DOORS

Wood windows
Broken glass, deteriorated glazing putty, peeling paint, broken 
sash/frame elements, deteriorated weather stripping

Clean glass; replace broken glass immediately, replace glazing 
putty as necessary; inspect weather stripping

paint every 5-10 years or when windows 
are in FAIR condition

NOTES
CONDITION

April-June Inspection/Maintenance Checklist

ITEM TYPICAL SIGNS OF DETERIORATION TASKS/MAINTENANCE METHODS



Stone window sills and 
headers Water seepage, stains, damaged stone Repair stone and repoint joints as needed

Wood doors, frames and 
hardware

Broken glass (transoms); degraded finish; flaking/loose paint; 
broken hardware; settlement (improperly operating doors); 
deteriorated weather stripping

replace broken glass; repaint/refinish doors; repair broken 
hardware, adjust in frames as necessary to ensure smooth 
operation; inspect weather stripping

Scrape and paint doors every 5-10 years OR 
when finishes are in FAIR condition

INTERIOR/FINISHES
Plaster walls and 
ceilings, including 
decorative work

Cracking, staining, delamination, efflorescence, detachment 
from lath, flaking paint Wipe away dust; visually inspect for cracks, chips, water stains

Consult with plaster restoration expert to 
repair damage

Gypsum board walls and 
ceilings Cracking, staining, flaking paint

Wipe away dust; visually inspect for water stains, flaking 
paint, other damage; patch or repair as needed

Wood trim and doors
Peeling paint or varnish, soft rotten wood, stained discolored 
wood Dust with a dry cloth

Wood flooring and stairs Cracking, warping, soft rotten wood, stained discolored wood 
Sweep away dust and debris, spot clean with mild detergent 
as needed

Mantels Stained/spalling stone, efflorescence, cracked stone Dust with a dry cloth, spot clean with water as needed

Attic
Evidence of water leaks in the attic; soft rotten wood; stained 
discolored wood; evidence of pest infiltration

repair roof to stop water infiltration if needed; sweep away 
dust and debris; check for nests, holes, animal droppings, 
material decay; pest control as needed

Basement
Open mortar joints; stained/spalling/cracked stone, brick, and 
concrete, efflorescence; evidence of pest infiltration

repair foundation and exterior walls to stop water infiltration 
if needed; sweep away dust and debris, spot clean floors with 
mild detergent as needed; check for nests, holes, animal 
droppings, material decay; pest control as needed

MECHANICAL SYSTEMS
Water heaters Look for leaks, drain to reduce sediment build-up

HVAC System Keep clear of debris/exhaust, change filters, ensure annual 
inspection by a liscensed, experienced contractor

ELECTRICAL SYSTEMS

Interior Lighting
Tarnished metal, cracked shades, exposed wiring, loose 
mounting assemblies

Dust, spot clean with mild detergent as needed, change burnt 
out bulbs consult with electrician for repairs

LIFE SAFETY
Fire extinguishers Test proper operation
Smoke detection 
systems Test proper operation



Temp:_________ Date:___________________________________________

Inspected by:____________________________________
**Perform tasks quarterly**

GOOD-Condition 
generally OK, minor work 

may be needed

FAIR-Moderate work 
needed

POOR-Major work 
needed

SITE

Concrete walkways Cracks, spalling, heaving
Sweep to clear dirt & debris; power wash with minimal 
pressure

Brick paving Cracks, spalling, shifting, heaving
Sweep to clear dirt & debris; power wash with minimal 
pressure; replace damaged bricks

Asphalt parking lot and 
drives Cracks, erosion, spalling, heaving

Sweep to clear dirt & debris; power wash with minimal 
pressure

Shrubs Broken limbs, disease (spotty, degraded leaves) Trim and fertilize

EXTERIOR WALLS

Exterior paint
Prep and paint areas identified in spring inspection, caulk 
gaps between building materials

INTERIOR/FINISHES

Attic
Evidence of water leaks in the attic; soft rotten wood; stained 
discolored wood; evidence of pest infiltration

repair roof to stop water infiltration if needed; sweep away 
dust and debris; check for nests, holes, animal droppings, 
material decay; pest control as needed

Basement
Open mortar joints; stained/spalling/cracked stone, brick, and 
concrete, efflorescence; evidence of pest infiltration

repair foundation and exterior walls to stop water infiltration 
if needed; sweep away dust and debris, spot clean floors with 
mild detergent as needed; check for nests, holes, animal 
droppings, material decay; pest control as needed

MECHANICAL SYSTEMS

Plumbing waste and 
vent piping and fittings

Visually inspect for leaks, corrosion, damage
Consult with plumber for repairs

Plumbing supply piping 
and fittings Visually inspect for leaks, corrosion, damage Consult with plumber for repairs
Plumbing fixtures Inspect for drips, leaks, ease of operation Consult with plumber for repairs

ELECTRICAL SYSTEMS

Distribution panels Make sure accessible, inspect for corrosion, dirt, cobwebs consult with electrician for repairs
Electrical outlets Inspect for damage, secure plate connection consult with electrician for repairs

NOTES
CONDITION

July-September Inspection/Maintenance Checklist

ITEM TYPICAL SIGNS OF DETERIORATION TASKS/MAINTENANCE METHODS





Temp:__________ Date:___________________________________________

Inspected by:____________________________________
**Perform tasks quarterly**

GOOD-Condition 
generally OK, minor work 

may be needed

FAIR-Moderate work 
needed

POOR-Major work 
needed

SITE

Concrete walkways Cracks, spalling, heaving

Sweep to clear dirt & debris; shovel and remove as much 
snow as possible before applying ice melt; melt snow & ice 
with magnesium chloride, which is less corrosive and harmful 
to landscaping than sodium chloride

Brick paving Cracks, spalling, shifting, heaving

Sweep to clear dirt & debris; replace damaged bricks; shovel 
and remove as much snow as possible before applying ice 
melt; melt snow & ice with magnesium chloride, which is less 
corrosive and harmful to landscaping than sodium chloride

Asphalt parking lot and 
drives Cracks, erosion, spalling, heaving

Sweep to clear dirt & debris; shovel and remove as much 
snow as possible before applying ice melt; melt snow & ice 
with magnesium chloride, which is less corrosive and harmful 
to landscaping than sodium chloride

Trees Broken limbs, disease (spotty, degraded leaves) Trim and fertilize
Shrubs Broken limbs, disease (spotty, degraded leaves) Trim and fertilize

Fences
Corrosion, detached & missing elements, flaking paint spalled 
stone, deteriorated mortar

Reattach or replace detached/missing/corroded pieces; repair 
stone as needed

Paint metal fencing every 5-8 years; 
repoint when mortar is in POOR condition

FOUNDATION  

Foundation and Grade
Open mortar joints, stained/spalling stone, efflorescence, 
cracked stone

Keep water away from the stone with correct 
landscaping/grading, clean gutters and downspouts semi-
annually; repair stone and repoint as needed Repoint when mortar is in POOR condition

Wildlife/varmint 
inspection Nests, holes, animal droppings, material decay Set traps as needed; fill termite baits

Consult with a pest extermination service 
as needed

EXTERIOR WALLS

Wood Trim, Soffits, and 
Eaves

Peeling paint, soft rotten wood, stained discolored wood; 
deteriorated joints/connections

Sand and scrape flaking paint; repaint during summer 
painting season; repair/replace rotten wood; wash off mildew

Sealants Loss of adhesion, pitting
Check integrity of material, water tightness; remove failing 
sealant and reapply as needed

ROOFING

Roof

Broken shingles, delaminating shingles, missing or detached 
flashing; corroded and/or pitted metal, damaged seams; 
misaligned or damaged elements, such as decorative cresting, 
lightning rods, or antennas; overhanging branches rubbing 
against the roof or gutters

Remove any debris; patch/replace missing or broken shingles; 
repair deteriorated flashing; re-secure loose decorative 
elements; trim branches away from roof and gutters

Inspection by roofer every 5 years

NOTES
CONDITION

October-December Inspection/Maintenance Checklist

ITEM TYPICAL SIGNS OF DETERIORATION TASKS/MAINTENANCE METHODS



Sealants Loss of adhesion, pitting
Check integrity of material, water tightness; remove failing 
sealant and reapply as needed

Chimneys

Open mortar joints, stained/discolored brick, efflorescence, 
spalled brick, cracked brick; plant shoots growing out of 
chimneys; dislodged chimney caps

Repoint joints in chimneys, parapet, or balustrade capping 
stones using a hydraulic lime mortar or other suitable mortar 
where the existing mortar has eroded or cracked; repair 
damage to chimey caps; ensure adequate venting and 
exhaust at chimney cap

Inspection by mason every 5 years

ROOF DRAINAGE

Gutters and Downspouts

Rotten wood in box gutters, deteriorated metal gutter lining 
and downspouts; sagging gutters and split downspouts; 
debris accumulating in gutters; overhanging branches rubbing 
against the roof or gutters   

Remove leaves and other debris from gutters and 
downspouts. Utilize a ladder with a brace device, if necessary, 
to keep the ladder from crushing the gutter. Use a garden 
hose to flush out troughs and downspouts. Patch or repair 
holes in gutters using products such as fiberglass tape and 
epoxy adhesive in metal gutters. Avoid asphalt compounds 
since acidic material can cause further deterioration of metal 
gutters.

WINDOWS AND DOORS

Wood doors, frames and 
hardware

Broken glass (transoms); degraded finish; flaking/loose paint; 
broken hardware; settlement (improperly operating doors)

replace broken glass; repaint/refinish doors; repair broken 
hardware, adjust in frames as necessary to ensure smooth 

Scrape and paint doors every 5-10 years OR 
when finishes are in FAIR condition

ARCHITECTURAL 
FEATURES

Wood ornament 
Peeling paint, soft rotten wood, stained discolored wood; 
deteriorated joints/connections

Sand and scrape flaking paint; repaint during summer 
painting season; repair/replace rotten wood; wash off mildew

Sealants Loss of adhesion, pitting
Check integrity of material, water tightness; remove failing 
sealant and reapply as needed

Cast or wrought iron 
ornament (balcony 
railing) Corrosion, detached & missing elements, flaking paint Reattach or replace detached/missing/corroded pieces Paint metal ornament every 5-8 years

INTERIOR/FINISHES
Plaster walls and 
ceilings, including 
decorative work

Cracking, staining, delamination, efflorescence, detachment 
from lath Wipe away dust; visually inspect for cracks, chips, water stains

Consult with plaster restoration expert to 
repair damage

Gypsum board walls and 
ceilings Cracking, staining, flaking paint

Wipe away dust; visually inspect for water stains, flaking 
paint, other damage; patch or repair as needed

Wood trim and doors
Peeling paint or varnish, soft rotten wood, stained discolored 
wood Dust with a dry cloth

Wood flooring and stairs Cracking, warping, soft rotten wood, stained discolored wood 
Sweep away dust and debris, spot clean with mild detergent 
as needed

Mantels Stained/spalling stone, efflorescence, cracked stone Dust with a dry cloth, spot clean with water as needed

Attic
Evidence of water leaks in the attic; soft rotten wood; stained 
discolored wood; evidence of pest infiltration

repair roof to stop water infiltration if needed; sweep away 
dust and debris; check for nests, holes, animal droppings, 
material decay; pest control as needed



Basement
Open mortar joints; stained/spalling/cracked stone, brick, and 
concrete, efflorescence; evidence of pest infiltration

repair foundation and exterior walls to stop water infiltration 
if needed; sweep away dust and debris, spot clean floors with 
mild detergent as needed; check for nests, holes, animal 
droppings, material decay; pest control as needed

MECHANICAL SYSTEMS
Water heaters Look for leaks, drain to reduce sediment build-up

HVAC System Keep clear of debris/exhaust, change filters, ensure annual 
inspection by a liscensed, experienced contractor

ELECTRICAL SYSTEMS

Exterior Lighting Loose or frayed wires, damaged cans
Dust, spot clean with mild detergent as needed, change 
burned out bulbs consult with electrician for repairs

LIFE SAFETY
Fire extinguishers Test proper operation
Smoke detection 
systems Test proper operation
Security lock system Ensure regular inspection by a qualified professional
Security alarm system Ensure regular inspection by a qualified professional


