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Dear Fr. Theisen,

We have completed the Condition Assessment for this project as proposed.  This report 
summarizes our evaluation procedures along with our observations, conclusions regarding 
probable causes of noted deterioration, and recommendations for repairs.

The services performed in evaluating this building and in preparing this report have been in 
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conclusions and recommendations discussed in this report are our best professional opinions 
based on our knowledge of current design and repair of this type of building.  No warranties are 
expressed or implied.  

It has been a pleasure to perform this service for you.  If you have any questions, or if we can be 
of further assistance, please feel free to call.

Very truly yours,

Collaborative Design Group, Inc.

Craig Milkert, PE
Principal
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prepared by me or under my direct supervision and that I am 
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Signature: _______________________________________________
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EXECUTIVE SUMMARY

The purpose of this report is to assess the current condition of the St. Scholastica Catholic 
Church that was constructed in 1905.  This report provides prioritized deficiencies and 
estimated costs for maintenance, repair, or replacement in order to guide the Owner in the 
long-term use of this building.

A building is comprised of many components, the condition and performance of which are 
impacted by the performances of other components.  In most cases, the building 
components work together as a system to create the entirety of the building, so it is important 
to observe the components independently but also determine how their conditions impact 
the building comprehensively.

Many of the deficiencies of building components are the result of the deterioration of other 
building elements.  As such, it will be of little value to repair and paint the interior plaster until 
the identified exterior wok is completed, and all water infiltration has stopped.  The 
recommendations and priorities listed below are intended to systematically repair and 
preserve the church.

Failing rooftop flashings, open joints in parapet coping stones, open mortar joints, and even 
masonry joints that were repointed with improper mortar could all be allowing water to seep 
into building and impact the condition of the interior.  It is critical to identify and address the 
causes of building problems prior to the repair of any individual deteriorated components.  In 
this instance, interior plaster deterioration is easy to identify, but repairing it would not be 
solving the actual issue, which is a failure of exterior building components.

While the church is generally in good condition, especially considering its age, some issues 
around the building will need to be addressed to improve its performance and extend its 
useful life.  Recommended work includes masonry repairs and restoration on the building 
exterior, repointing of the interior masonry of the bell tower, replacement of metal flashings 
and coping, roof flashing repairs, and site grade improvements.  

The recommendations made in this report are not inclusive of all items to be repaired; as 
such, this report is not intended to be used as a construction document.  Because of the 
extent of recommended repairs and the historic nature of the building, complete 
documentation of all items to be repaired should be made on a set of construction drawings, 
along with appropriate details and specifications to ensure that the work is completed 
correctly.  Repairs and replacements should be sympathetic to the historic character of the 
building and all work should meet the requirements of the Secretary of Interiors Standards for 
the Treatment of Historic Properties.
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INTRODUCTION

St. Scholastica Catholic Church is in Heidelberg, a small, incorporated city southwest of New 
Prague, Minnesota.  The city was named by its original German settlers after Heidelberg, in 
Germany.  Le Sueur County Road 28 serves as the main route in the community.  

BUILDING HISTORY AND SIGNIFICANCE

Brief History of Heidelberg

The Heidelberg area was settled in the late 1850’s by German farmers who were later joined 
by immigrants from Bohemia.  The town was platted in 1878 and soon incorporated a post 
office, general store, blacksmith, and grist and sawmill.

History of Building and Use

A rough log wood church was built in 1859 at the present site under the direction of Fr. 
Cornelius Wittman OSB and was named in honor of St. Scholastica, founder of the 
Benedictine order of nuns.  A larger frame church was built in 1870 to house the growing 
congregation.  In 1905, a decision was made to replace the wood frame church with a brick 
and stone structure.  The cornerstone of the new church was blessed on June 12, 1905 and 
the church was consecrated on October 22, 1906 by Bishop John Ireland.

A new parish house proceeded the construction of the present church in 1903.

Character Defining Features

The Church of St. Scholastica a Neo-Gothic style.  The architect is unknown.  St. Scholastica s 
is designed as a wide hall church without transepts. It seats approximately 125 people.

The church is built of load-bearing brick masonry with steel roof trusses. The roof trusses carry 
perpendicular purlins and board sheathing. The current roof cladding is asbestos-cement 
shingles.  The shingles on the main body of the church lay in a diamond pattern while those 
on the bell tower steeple are rectangular.  The roof trusses also support a multi plane 
suspended decorative metal ceiling.  The interior wall finish consists of a traditional three-coat 
plaster finish applied directly to the brick masonry.  The basement of is fully finished and serves 
as a parish hall with kitchen and restrooms facilities.

The church massing consists of a central bell tower with steeple, five structural bays, an 
octagonal chancel, and a sacristy attached at right angle to the right side of the chancel.  
The structural bays are defined by engaged brick piers on the exterior as well as pointed arch 
window openings.  A simple brick corbel brick defines the top of the exterior walls of the main 
body of the church.  The bell tower is defined by engaged piers and a string course of 
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decorative metal.  Small gabled entryways are located on both sides of the nave to provide 
additional egress from the basement hall.  

Figure 1: Engaged piers and decorative string course at the bell tower.

Historic Integrity

Although the church has been remodeled over the intervening years, it retains much of its 
design integrity.  Most notably are the exceptional fully leaded stain glass windows and 
original woodwork.  Unfortunately, the original altars were replaced in 1958 by the current 
altars which are unsympathetic with the original design of the church.  Flanking the main altar 
are statues of both St. Benedict and St. Scholastica.  Benedict of Nursia is the founder of 
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western monasticism; his sister, Scholastica, is the foundress of the order of Benedictine nuns.  
The statue of St. Benedict comes the nearby demolished Church of St. Benedict. 

Figure 2: The main altar with Sts. Benedict and Scholastica.

The side altars are dedicated, as customary, to St. 
Joseph and the Blessed Virgin.

Figure 3: Side altar with the Blessed Virgin.
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The church has fully leaded stained-glass windows of 
considerable quality.  Interestingly, donor names appear 
in both German and Czech on the windows.

Figure 4: Typical stained-glass window.

There are several areas of plaster damage present 
throughout the church, typically at the end walls of the 
nave and in the sacristy where exterior flashing or roofing 
has failed, and water intrusion has resulted.  Most of this 
damage is largely superficial with the finish plaster coat 
subjected to repeated episodes of wetting and drying.  
Once the source of the water intrusion is found and 
repaired and the brick substrate dry, the plaster can be 
easily repaired.  

Figure 5: Plaster damage above door to the sacristy.
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Significance of the Building

The Church of St. Scholastica is, fundamentally, the identity of the small city of Heidelberg.  As 
improved roads and mobility changed rural business patterns, the town’s businesses 
contracted and disappeared.  Today, Heidelberg is the parish home of St. Scholastica.  The 
solid masonry church is also representative of a type of building construction that is ancient 
and that cannot be replicated without great cost today.  It also contains original stained 
glass of exceptional quality.  Of course, the most important significance of the church is to 
those who call it their spiritual home. 

REVIEW OF DOCUMENTS
Review of original and renovation drawings, as well as any previous reports are typically 
reviewed to understand the construction of the building, and any changes made over the 
years.  No documents were provided by the owner for review.  

TESTING
Thermal imaging can used to identify areas of moisture saturation within the roof or building 
envelope, which helps pinpoint areas of ongoing water infiltration.  Because our November 
observations occurred during a dry period, we did not utilize this testing method because we 
did not believe that it would indicate any areas of ongoing saturation.  Potential areas of 
water infiltration were identified based on our observations of staining and deterioration. 

Rilem tube testing is another potential testing method that determines the porosity of a 
building’s masonry materials and surrounding mortar.  Mortar is meant to deteriorate over 
time; it should be more porous than the brick or stone so that water vacates the wall through 
the joint and protects the masonry materials from deterioration.  This testing method also was 
not utilized since it was clear from our observations that the joints are much more 
deteriorated than the bricks themselves, meaning that the mortar is more porous than the 
bricks and is properly dispelling water.

Drone imaging was employed to get a closer look and capture photos of building areas that 
are difficult to access, particularly the exterior of the steeple.  The drone was used to observe 
building masonry, roofs, flashings, parapets, cornice, windows, and gutters.

OBSERVATIONS
Initial visual observations were completed on September 24, 2020, followed by more 
comprehensive observations November 16, 2020.  The site, envelope, roof, interior, and 
structural components were observed for the church building and its additions.  The following 
rating system was used in assessing the condition of the building components: 
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 Excellent: The building component is new, with no apparent defects.

 Good: The building component is able to perform its originally intended 
function in its current condition.  Any defects are minor and do not 
affect the performance of the building component.

 Poor: The building component is unable to perform its originally intended 
function in its current condition.  The component has major defects 
but is repairable.

 Unacceptable: The building component is unable to perform its originally intended 
function in its current condition and cannot be economically 
repaired.  Replacement of the building component is required. 

OBSERVATIONS REFERENCE PHOTO

ROOF

1. The building has 
a variety of different 
roofing types, 
including asbestos 
tiles over the majority 
of the church, as well 
as rubber EPDM and 
asphalt shingles.
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OBSERVATIONS REFERENCE PHOTO

2. View of the 
asbestos shingle (1), 
asphalt shingle (2), 
and rubber roofs (3).

3. The majority of 
the building has 
asbestos shingle 
roofs, which are in 
overall good 
condition.  

1

1

2

3
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OBSERVATIONS REFERENCE PHOTO

4. View of the 
asbestos shingle and 
asphalt shingle roofs 
at the east side of 
the building.

5. Metal flashings 
at the walls and 
asbestos shingle roofs 
appear to be in 
good condition.
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OBSERVATIONS REFERENCE PHOTO

6. A metal counter 
flashing has been 
added to the inside 
vertical surface of 
the parapets of the 
main asbestos tile 
roof.

7. The stone cap 
of the roof level 
parapets has not 
been wrapped with 
metal.  These stones 
are heavily soiled, 
and the sealant in 
the head joints is 
beginning to fail.
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OBSERVATIONS REFERENCE PHOTO

8. The east side of 
the south façade has 
a single rubber roof 
area that appears to 
be in good condition 
overall.  Some repairs 
have been 
completed in the 
past and appear to 
be performing well.

9. View of patches 
in the rubber roof.
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OBSERVATIONS REFERENCE PHOTO

10. The steeple has 
a shingle roof that is 
in better condition 
near the top but 
worsens closer to the 
base of the roof.  The 
shingle material is 
unknown, but may 
also be asbestos 
cement composition.

11. Biological 
growth, missing 
shingles, and small 
portions of broken 
shingles are present 
at the base of the 
steeple roof.
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OBSERVATIONS REFERENCE PHOTO

12. The south 
entrance has an 
asphalt shingle roof; 
the asphalt shingles 
appear to be in 
good condition in all 
locations around the 
building.

13. Some flashing 
sealant is failing on 
the south entrance 
roof.



St. Scholastica Catholic Church Condition Assessment
February 2, 2021 OBSERVATIONS

CDG Project #20077.00

14

OBSERVATIONS REFERENCE PHOTO

14. View of the 
asphalt shingle roof 
area above the 
basement restrooms.

15. The building has 
metal gutters and 
downspout extenders 
to discharge water 
away from the 
building.  This is a 
poor configuration.
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OBSERVATIONS REFERENCE PHOTO

16. Several of the 
downspout extenders 
have been crushed.

17. The downspout 
at the corner of the 
basement restrooms 
is detached and has 
no extender.  
Evidence of water 
infiltration was 
observed inside the 
building at this 
location.



St. Scholastica Catholic Church Condition Assessment
February 2, 2021 OBSERVATIONS

CDG Project #20077.00

16

OBSERVATIONS REFERENCE PHOTO

MASONRY

18. The building 
exterior consists of 
bricks masonry, 
which is in good 
condition overall 
despite some areas 
of brick and mortar 
deterioration.

19. The walls at the 
east end of the 
building have a 
unique detail that is 
difficult to maintain 
and vulnerable to 
infiltration.
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OBSERVATIONS REFERENCE PHOTO

20. View of the 
failed mortar in the 
previous photo.  The 
condition of the 
mortar is better 
further down the wall, 
but open joints are 
typical for most of 
these two corners of 
the building.

21. Open mortar 
joints are present in 
some locations.  This 
wall at the southeast 
entrance is in poor 
condition.
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OBSERVATIONS REFERENCE PHOTO

22.   So much 
deterioration has 
occurred on the wall 
at the southeast 
entrance that the 
gap between the 
stained glass and 
storm windows has 
filled with 
deteriorated mortar 
and masonry 
material.

23. Mortar joints are 
beginning to fail 
below the roof 
parapet cap.
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OBSERVATIONS REFERENCE PHOTO

24. View of failing 
mortar joints; also 
note the movement 
of the stone parapet 
cap.  This parapet at 
the northeast corner 
will likely need to be 
reconstructed.

25. Some 
deteriorated and 
spalled bricks were 
observed in isolated 
locations.
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OBSERVATIONS REFERENCE PHOTO

26. The basement 
entrance on the 
north side of the 
building has multiple 
cracks in the parapet 
cap and significant 
brick deterioration.

27. Flashings on the 
back of the north 
entrance parapet 
appear to be in 
good condition, so 
water is likely 
penetrating through 
the cracks in the 
parapet cap.
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OBSERVATIONS REFERENCE PHOTO

28. It appears that 
the mortar used in 
the north entrance is 
too hard and less 
porous than the 
brick.  This causes the 
water that enters the 
masonry through the 
cracked parapet 
cap above to be 
retained in the bricks 
instead of the mortar. 
This results in the 
bricks spalling and 
blowing out as water 
is expelled or freezes.

29. View of spalling 
and deteriorating 
bricks at the north 
basement entrance. 
Note that the mortar 
is intact.  Ideally, the 
mortar should be the 
sacrificial element in 
the wall assembly, 
not the brick.
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OBSERVATIONS REFERENCE PHOTO

30. Deteriorated 
mortar and bricks 
were observed in the 
bell tower.  Note the 
plant growing from 
the missing brick.

31. View of missing 
bricks in the bell 
tower. 
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OBSERVATIONS REFERENCE PHOTO

32. Portions of the 
interior masonry joints 
on the interior walls of 
the bell tower are 
extremely 
deteriorated, and in 
poor condition.

WINDOWS AND 
DOORS

33. The building’s 
stained glass 
windows have been 
covered with storm 
windows on the 
exterior.
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OBSERVATIONS REFERENCE PHOTO

34. View of a storm 
window installed on 
the exterior of the 
stained glass window.

35. Some of the 
wood window frames 
are deteriorating.
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OBSERVATIONS REFERENCE PHOTO

36. Glass block 
windows in the 
basement appear to 
be in overall good 
condition.

37. The basement 
windows are 
performing well 
overall, but some 
frame deterioration 
was observed.
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OBSERVATIONS REFERENCE PHOTO

38. Stained glass 
windows in the bell 
tower also have a 
storm window fitted 
on the outside.  Note 
the peeling paint on 
the wood above this 
area.

39. The bell tower 
louvers are open with 
wood slats and metal 
screens.
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OBSERVATIONS REFERENCE PHOTO

40. View of bell 
tower louvers with a 
broken wood slat.  A 
metal coping cap 
has been used to 
cover the stone band 
at the base of the 
louver,

41. Exterior doors 
around the building 
are in good 
condition overall.
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OBSERVATIONS REFERENCE PHOTO

42. The metal 
transom above the 
door on the north 
side of the building is 
rusting and 
corroding.

SITE AND STEPS

43. The steps and 
ramp are performing 
well overall, but some 
cracks, failing 
caulked joints, and 
signs of water 
infiltration were 
observed.  The site 
does not appear to 
be adequately 
moving water away 
from the building as 
evidence of water 
infiltration is present in 
the basement.
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OBSERVATIONS REFERENCE PHOTO

44. Some areas of 
poor grade were 
observed next to the 
building.  The staining 
on the walls and floor 
in the basement 
indicate that the 
grade is not sufficient 
to move water away 
from the base of the 
building.  Instead, it 
seeps into the ground 
and through the 
foundation.  This 
location—possibly 
eroded by water 
from the roof—would 
trap water next to 
the walls.  

45. The caulked 
joint on the main 
entry steps is failing.
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OBSERVATIONS REFERENCE PHOTO

46. Open joints 
were observed 
between the 
concrete main entry 
steps and the 
building.

47. Cracks were 
observed in the 
concrete main stairs.  
Note the rust stain, 
indicating that water 
has infiltrated into the 
stairs.
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OBSERVATIONS REFERENCE PHOTO

48. A ramp was 
added to create an 
accessible entrance 
near the southwest 
corner of the 
building.

49. Efflorescence 
was observed on the 
concrete masonry 
units (CMU) of the 
accessible ramp.
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OBSERVATIONS REFERENCE PHOTO

50. Caulked joints 
along the edges of 
the ramp along the 
church and ramp 
walls have failed.

STRUCTURE

51. The first floor of 
the building is 
supported by a stone 
foundation and steel 
posts in the 
basement.  The 
majority of the floor 
structure is not visible. 
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OBSERVATIONS REFERENCE PHOTO

52. The walls of the 
bathroom addition 
were constructed 
with concrete 
masonry units (CMU).  
Water has infiltrated 
through the 
foundation walls.

53. View of the 
stone foundation, 
which appears to be 
in good condition.
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OBSERVATIONS REFERENCE PHOTO

54. View of an 
exposed steel beam 
in the basement 
mechanical and 
storage room.

55. View of the 
exterior exposed 
stone foundation 
wall.
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OBSERVATIONS REFERENCE PHOTO

56. The wood 
framed roof is 
supported by steel 
trusses.  The roof 
framing appears to 
be in good condition.

57. View of the 
steel trusses.
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OBSERVATIONS REFERENCE PHOTO

58. View of the 
wood structure of the 
steeple.  The wood 
framing appears to 
be in good condition.

INTERIOR

59. View of the 
church looking east.
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OBSERVATIONS REFERENCE PHOTO

60. Significant 
plaster cracking and 
deterioration was 
observed in the main 
level of the church.

61. View of cracks 
in the interior plaster 
walls.
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OBSERVATIONS REFERENCE PHOTO

62. Plaster 
deterioration and 
evidence of water 
seepage was 
observed.

63. View of peeling 
paint near the  
building entrance at 
the east end of the 
building.  There is 
significant 
deterioration of the 
exterior masonry wall 
above this area.
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OBSERVATIONS REFERENCE PHOTO

64. View of the 
basement; note the 
water infiltration on 
the floor and wall.

65. Water infiltration 
has evidently been a 
problem through the 
foundation in the 
basement.  This 
damage 
corresponds to the 
location of the 
handicap ramp on 
the exterior.
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OBSERVATIONS REFERENCE PHOTO

66. View of water 
stain at the bottom of 
the foundation wall.

67. Significant 
infiltration has 
occurred in the 
basement 
bathrooms.  
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OBSERVATIONS REFERENCE PHOTO

68. Mold, water 
stains, and 
efflorescence were 
observed on the 
restroom ceilings and 
walls.  

OTHER ITEMS

69. Condensing 
units for the air 
conditioning units 
appear to be in 
good condition, but 
were not tested.
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OBSERVATIONS REFERENCE PHOTO

70. The forced air 
furnaces appear to 
be old, and may be 
reaching the end of 
their life expectancy.  
The units were not 
tested.

71. The water 
softener appears to 
be operational, but 
was not tested.
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DISCUSSION AND CONCLUSIONS OF BUILDING CONDITIONS

The purpose of this condition assessment is to determine the current condition of the building 
components in order to provide the Parish with a logical plan to repair and maintain the 
church.  Deficiencies will be prioritized, and estimated costs provided for maintenance, 
repair, or replacement.

A building is comprised of many components.  The performance of many of these 
components is affected by the performance of others.  In most cases, the building 
components work together as a system to create the entirety of the building.  As such, the 
building components must be observed independently, but assessed comprehensively.  The 
cause of the problems must be addressed prior to the repair of any individual deteriorated 
components.  

This section of the report will link the deterioration of the individual components to the cause 
of the problem, which in many cases will be related to the deterioration of another 
component.  Recommendations will be made to systematically repair the deteriorated 
components to preserve the building.

Roof

The building has three different roof types: asbestos shingles, asphalt shingles, and rubber 
EPDM.  The asbestos shingles make up the largest portion of roofing and are used over the 
main portion of the church as well as the east end of the building.  These roof areas are in 
good condition overall.  Also located at the east end is a small section of flat EPDM roof that 
appears to have been repaired in the recent past, with multiple patches that appear to be 
performing well.

The asbestos shingles are durable and will last a very long time.  They can be somewhat brittle 
and can be damaged by hail.  Typically, the complete replacement of this type of roofing is 
required because the underlayments beneath the shingles have deteriorated, and not 
necessarily because the shingles are in poor condition.  It must be understood that the 
shingles do not entirely protect the building from water infiltration.  The underlayment plays a 
crucial part in keeping the roof water tight.  Some of the asbestos shingles have already been 
replaced with asphalt shingles.

The building has asphalt shingle roof areas at the east end between the asbestos tile and 
EPDM roof, on the awning over the southeast entrance, over the basement restrooms, and 
over the side basement entrances in the north and south façades.  These roofs appear to be 
newer and are in good condition, with only some failing flashing sealants observed.  The 
flashings are connected to the wall with termination bars, which will require regular 
maintenance of the applied sealant to ensure a watertight assembly.  A reglet flashing would 
have been a better type of flashing termination, requiring less maintenance.  It is probably 
not a high priority to change these flashings, but it should be understood that regular 
inspection and maintenance is required.  Significant water infiltration has occurred in the 
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basement restroom area from both the roof and the walls.  It has been reported that water 
infiltration is still ongoing in this area.  The likely cause of the water infiltration is the open gaps 
due to the failed sealants at the flashings attached to the wall (see Photo 13 for typical 
condition).  Another source of water could be the open joints in the adjacent brick masonry 
walls.  A water test should be performed to pinpoint the exact location of water seepage.

The roofing material on the steeple is unknown, but is likely asbestos shingles, similar to what is 
on the main roof.  The steeple’s roof has some broken and missing shingles.  This is occurring 
mostly near the bottom of the roof, while the top is in better condition.

The gutters, downspouts, and soffits appear to be newer.  However, the gutters may be 
undersized for the amount of water that they collect from the larger roof areas.  Observations 
should be made during a large rain event to see if the gutters are overflowing.

The gutters also may not be moving water far enough away from the building, particularly at 
the basement restrooms where a downspout drops water at the corner of the building.  
Efflorescence was observed on the CMU inside the building in this area.  There are downspout 
extenders in other areas around the building, though several have been crushed by lawn 
care equipment.  It appears likely that the site grade is exacerbating interior moisture 
infiltration, especially as driving rain and melting snow will not be impacted by the gutter 
system and may result in water accessing the foundation if the site is not draining water away 
from the building effectively.  Still, it is important to maintain the gutters since there has clearly 
been ongoing issues with water infiltration in the building.

Masonry

The exterior walls of the church are built with a mass brick masonry wall construction.  This 
term refers to the construction of the wall using solid masonry, with no cavity or insulation.  The 
multiple wythes of brick are connected together to form one solid mass.  

Mortar in this type of wall serves two functions as part of the mass wall system; it is used to 
hold the masonry in place to create a monolithic wall and is also utilized as a sacrificial 
element to facilitate the drainage of water from the mass wall.  The mortar is intended to be 
more porous than the brick to facilitate drainage.  If water cannot drain from the mortar 
joints, it will be retained in the brick. This situation can cause cracking and spalling in the 
winter when freezing causes the water to expand.  

It is important to emphasize that masonry walls are not a completely weather tight assembly.  
All masonry will absorb some amount of water.  In a mass masonry wall, the brick assembly is 
used to store water that is not shed from the outer surface.  Moisture is eventually removed 
from the wall by evaporative drying as it moves through the permeable mortar.  With few 
exceptions, all masonry joints must be maintained with appropriate mortar to ensure proper 
performance and longevity of the exterior walls.  Re-pointing joints with a permeable mortar 
will limit the amount of water seeping into the walls, while also effectively expelling any 
infiltrated moisture.

Brick and mortar contain many microscopic pores (holes or air pockets).  The more air 
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pockets and the more connected the pockets are to each other the higher porosity.  The 
connected pores form a capillary, or a channel through which water can pass.  Maintaining 
this porosity in a mass wall will extend its longevity and reduce maintenance costs.  In some 
buildings, modern mortar mixes with high levels of Portland cement have been used for re-
pointing.  This creates a stronger, more durable mortar, but also makes it less permeable than 
the surrounding masonry.  This type of mortar often causes premature deterioration of the 
surrounding brick and stone masonry, as the non-porous mortar causes any water in the wall 
system to be expelled through the brick instead of the mortar joints. 

All materials will deteriorate over time with the passing of water.  It is best for the mortar to 
deteriorate and be the sacrificial element in the wall assembly rather than the brick, as it can 
more easily be replaced.  Masonry buildings using this type of construction generally need to 
be re-pointed every 40 to 60 years to maintain the integrity and performance of the wall.  

The exterior masonry walls are in overall good condition but have some failing mortar joints 
and damaged bricks in isolated areas.  In most locations, the deterioration is occurring to the 
mortar joints, which is preferred.  

Most of the cracks and open joints were observed in locations beneath the roof level and 
stone parapet caps.  In some of these locations, entire lines of mortar can be seen popping 
out from the wall, likely caused by water entering the wall, freezing, and expanding.  A 
notable example of this is at the west facing wall near the southeast corner of the building.  
Large sections of the mortar are pushing out of the joints, leaving large open gaps around the 
bricks above the entrance and window and just below the rubber roof area.  This wall is in 
poor condition and will require reconstruction, at least of the upper portion below the roof 
line.  The severity of deterioration can actually be observed in the window, where excessive 
debris from the masonry above is collecting between the stained glass and storm windows.

The roof side of the parapets have been covered with metal counter flashing, indicating that 
there might have been masonry damage occurring in these areas.  However, the tops of the 
parapets are still exposed; the heavy staining on the stone caps and failing joints at the top 
and outside of the walls indicates that water deterioration has been an ongoing issue.

Some repointing of the brick walls has occurred in the past.  It is evident that the mortar used 
for repointing portions of the brick masonry is less permeable than the brick.  This results in 
moisture being retained within the mass wall, which is pushing the mortar out of the joints in 
some locations and causing spalling of the bricks in other locations.  

This is especially evident on the walls of the basement entrances on the north and south sides 
of the building.  The basement entrance on the north side of the building also has a stone 
parapet cap that is evidently allowing water to infiltrate into the brick wall, in this case 
through multiple cracks in the cap.  

Deteriorated joints and bricks were observed in the bell tower walls, and several bricks have 
evidently fallen from one corner.  This could have been caused by failed mortar joints, 
resulting in the bricks simply falling from the wall.  Although the exact cause of the failing brick 
is not known, it is also common to see this type of damage as a result of a lightning strike.  
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The brick masonry on the exterior of the bell tower appears to be in overall good condition, 
but deterioration of the interior face of the bell tower is severe.  Some of the joints inside are 
open and very deep.  Water has likely entered the wall and moved through the masonry 
before being expelled through the joints inside the steeple, causing the mortar failure over 
time.

Windows and Doors

The stained glass windows were fitted with storm windows, which are in good condition 
overall, but some wood deterioration was observed at the bottom of the frames.  Basement 
windows and bell tower louvers are also in good condition, though peeling paint and some 
minor wood damage was observed at the bell tower.  Doors are also in good condition, but 
the transom above the north entrance is corroding due to the ongoing water seepage 
through the masonry in this area.

Site and Steps

Some cracks and minor spalls were observed in the concrete steps and caulked joints in the 
steps and accessible ramp are failing.  The grade of the site does not appear to be 
effectively moving water away from the building as staining in the basement indicates that 
water infiltration has been occurring through the foundation.

Structure

The structure of this building is in good condition.  Although much of the 1st level floor framing 
is concealed, there is no indication of deterioration or loss of structural integrity.  Likewise, the 
steel trusses and wood framing that comprise the roof structure all appear to be in good 
condition.  

Interior

Overall, the interior finishes have been maintained and in good condition.  Some water stains 
are evident on the ceilings and walls, along with some deteriorated plaster.  The plaster can 
be repaired and repainted after the roof issues have been addressed and the water 
infiltration stopped.

It should be noted that all moisture and water stains may not be completely due to roof 
issues.  The condition of the exterior masonry can sometimes drive moisture to the interior of 
the building instead of expelling to the exterior.  As discussed above, the purpose of the 
highly permeable mortar is to allow any precipitation that is absorbed by the bricks to be 
drained from the assembly through the mortar joints.  Based on our observations, it appears 
the exterior has been repointed with mortar that is less permeable than the bricks.  While this 
situation usually shows itself with deteriorating bricks, the moisture absorbed by the bricks will 
sometimes migrate towards the interior, as this is the path of least resistance.  Therefore, some 
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plaster deterioration may be ongoing for a while, with the remediation being a step-by-step 
process to correct all building issues.

Water stains and efflorescence is evident on the basement walls and floor adjacent to the 
walls.  It has been reported that water seepage is not occurring in the basement.  The exterior 
handicap ramp adjacent to the south basement wall where water stains are evident was 
constructed in 2015.  The basement walls were reportedly last painted in 2015.  The staining 
on the upper portion of the south basement wall may be related to the construction of the 
exterior ramp.  Maintenance of the sealant joint between the exterior wall and concrete 
ramp is important to reduce the amount of moisture in the stone foundation wall.

Other Items

While extensive assessments of the mechanical and electrical components are outside of the 
scope of this report, based on our limited observations, it appears that the heating and 
cooling units are old and may be reaching the end of their useful life.  Money should be set 
aside for maintenance or possible replacement in the near future.  Annual inspection and 
maintenance will extend the useful life of the systems.
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RECOMMENDATIONS

The recommendations made in this report are not inclusive of all items to be repaired; as 
such, this report is not intended to be used as a construction document.  Because of the 
extent of recommended repairs, complete documentation of all items to be repaired should 
be made on a set of construction drawings, along with appropriate details and specifications 
to ensure that the work is completed correctly.  

Many of the deficiencies of building components discussed above are the result of the 
deterioration of other building elements.  As such, it will be of little value to repair and paint 
the interior plaster until the roof flashings are replaced.  Likewise, the gutters should be 
replaced prior to some of the masonry repairs.  The recommendations and priorities listed 
below are intended to systematically repair and preserve the church.

Historic Property Treatment Approach

While not listed in the National Register of Historic Places, the St. Scholastica Catholic Church 
should still receive careful application of historic preservation concepts when performing the 
necessary interventions to the building.  When formulating recommendations, the Secretary 
of the Interior’s Standards have been considered to maintain the historic integrity of both the 
interior and exterior of the building. Our current recommendation is preservation. 

To mitigate any change to the historic aesthetic and existing features, we recommended 
that all necessary interventions apply the Secretary of Interior’s Standards for Preservation and 
Rehabilitation to provide best practices throughout design and implementation.  By following 
these standards, this building will retain its significant historic aesthetic while undergoing the 
necessary repairs that are required to preserve the building.   Where replacements or further 
intervention is necessary, the standards will seek to preserve the overall original aesthetic.  

It is imperative that all restoration design and construction observation be completed by 
personnel with experience in historic restoration and preservation.  The work must be also 
performed by qualified workers.

Roof

Missing and broken slate tiles on the steeple roof should be replaced.  This work should be 
completed in conjunction with other steeple work, such as masonry repairs and window and 
sill painting.  No work is currently required to the other roofs, but any open joints at the roof 
flashings should be replaced.  A water test should be performed on the roof over the 
restrooms, and on the adjacent brick masonry walls to pinpoint the location of the water 
infiltration below.  This can be performed with a garden hose, systematically working up the 
roof until the water infiltration is detected.

The inside of the parapets at the main asbestos tile roof have been covered with metal 
counter flashing.  Covering the parapet caps with a similar metal coping will help protect the 
outside of the masonry walls, where mortar joints are currently deteriorating.  This will also 
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create a relatively maintenance-free detail, since it will cover the horizontal head joints in the 
cap, which are also beginning to fail.  This upgrade should be considered during a project to 
repair the mortar joints in the upper walls.

The gutters appear to be undersized for the amount of roof that they drain.  It is likely that the 
gutters overflow in a large rain event, which will increase the likelihood of water seepage into 
the basement.  The installation of larger gutters should be considered if overflowing of the 
gutters is observed.

Masonry

All open and cracked mortar joints should be replaced, both on the exterior of the building 
and inside the bell tower, where joints have deteriorated significantly.  Missing bricks in the 
bell tower exterior should also be replaced.

The broken bricks at the north basement entrance should also be replaced and the entire 
façade should be repointed with a higher porosity mortar.  The parapet cap at this entrance 
should be sealed or replaced.  Metal flashing should be installed under the parapet caps if 
they are replaced.

The deteriorated portions of the west facing wall near the southeast corner of the building will 
need to be rebuilt.  This area is in poor condition below the rubber roof and around the door 
and window, where severe deterioration was observed.  Other areas of severe deterioration 
may also need to be rebuilt as noted in the Observations.

Windows and Doors

Rotted wood in exposed frames in the main floor windows should be replaced.  All wood with 
peeling paint should be scraped and repainted, including the steeple windows.  Ideally, all 
work to the steeple should be carried out the same time to maximize construction budget.  
Painting and fixing broken slats in the steeple windows should be completed during tile 
replacement and masonry repair work.

Site and Steps

Broken and cracked concrete steps should be patched and open gaps between the steps 
and the building should be caulked.  The failing caulked joints in the ramp should also be 
removed and replaced.  The metal handrails are currently in good condition, but the bottoms 
where the rail attaches to the concrete should be cleaned and repainted periodically to 
prevent corrosion.

It appears that the site might not have a positive grade that is capable of moving water 
away from the building.  At least one spot has valley that would make flow away from the 
base of the walls impossible.  Stains were observed on the floor of the north side and walls of 
the south side of the basement.  The basement should be monitored to determine if seepage 
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is ongoing and, if so, to what extent.  Cleaning the stains on the floor and painting the walls 
might make it easier to notice new seepage in the future.  

There is ample space along the west, north, and east sides of the building to alter the 
landscaping and create better drainage.  This should be completed if it is determined that 
seepage through the foundation and into the basement is an ongoing and severe issue.  The 
south side will be less likely to impact since it is paved.  Maintaining the sealant along the 
ramp surface and exterior wall should help ensure that water is not infiltrating into the 
basement.  Reattaching the downspouts and installing extenders will help move water away 
from the south entrance and basement restroom area, and removing snow from the paved 
area should help keep water away from this area when the snow melts in the spring.

Structural

There are no current recommendations for repair of any structural items.

Interior

Water infiltration is evident in multiple areas in the interior of the building, which has caused 
deterioration, cracks, and peeling paint.  The plaster can be repaired, but this work should 
only be completed after the cause of the deterioration has been corrected, as the damage 
will likely reoccur if the exterior conditions are not improved.  After the exterior work has been 
completed, the interior plaster can be patched and repainted.  

These repairs should stop much of the interior water infiltration, but if some deterioration 
continues, it may indicate that water that enters the masonry is expelling into the building 
instead of out.  Repointing the exterior walls with a more permeable mortar may help stop 
any deterioration that is still occurring after roof and window upgrades are completed. 

Mold should be removed from the basement restrooms after the water infiltration is 
corrected.  The ceiling tiles will need to be replaced.  Walls should be cleaned and 
repainted.

Other Items

Annual inspection and maintenance of the mechanical systems is recommended to achieve 
maximum life expectancy.
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