
Citv Council Staff Report 
DATE: October 5, 2016 CONSENT CALENDAR 

SUBJECT: APPROVAL OF AMENDMENT NO. 2 IN THE AMOUNT OF $70,000 TO 
THE PROFESSIONAL SERVICES AGREEMENT WITH 
ARCHITECTURAL RESOURCES GROUP, INC., (A6791) FOR THE 
CORNELIA WHITE HOUSE EXTERIOR REPAIRS, CITY PROJECT NO. 
15-16 

FROM: David H. Ready, City Manager 

BY: Engineering Services Department 

SUMMARY 

Approval of this action will authorize additional design services provided by Architectural 
Resources Group, Inc., for further investigation and analysis, preparation of design and 
construction documents (plans and specifications), and added construction phase 
services for the Cornelia White House Exterior Repairs, City Project No. 15-16. 

RECOMMENDATION: 

1. Approve Amendment No. 2 in the amount of $70,000 to the Professional Services 
Agreement (A6791) with Architectural Resources Group, Inc., for a revised total 
contract amount of $116,253.06 for the Cornelia White House Exterior Repairs, City 
Project No. 15-16; and 

2. Authorize the City Manager to execute all necessary documents. 

STAFF ANALYSIS: 

On October 21, 2015, the City Council approved a Professional Services Agreement 
(A6791) with Architectural Resources Group, Inc., ("ARG") in the amount of $41,126 for 
architectural and historic preservation services to investigate and identify certain 
recommended repairs for the Cornelia White House Exterior Repairs, City Project No. 
15-16 (the "Project"). A copy of the October 21, 2015 staff report is included as 
Attachment 1. A location map of the site is identified in Figure 1. 
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Figure 1 

On March 18, 2016, staff received a draft documentation report which presented 
preliminary findings from ARG's on-site investigations of the exterior building envelope 
at the Cornelia White House. This draft documentation report included visual field 
inspections, diagnostic testing and a list of recommended treatments. Further, the draft 
documentation report incorporated illustrations of the extent of deterioration along with 
building methods and materials used to mitigate/restore/preserve the Cornelia White 
House. ARG highly recommends a more comprehensive exterior restoration of the 
building to address the decay and deficiencies of the existing building. ARG's 
recommended treatments consisted of the items below which are described in detail 
within the draft documentation report . A copy of the draft documentation report is 
included as Attachment 2. 

Recommended Treatments 

• Structural Analysis 
• Further Investigation and Testing 
• Wood Preservative Treatments 
• Wood Repairs 
• Other Recommended Repairs and Upgrade (windows, doors, etc.) 

On May 10, 2016, a presentation of the draft documentation report was given to the 
Historic Site Preservation Board ("HSPB''), summarizing ARG's investigations, find ings 
and proposed alternative approaches to mitigate/restore/preserve the Cornelia White 
House. HSPB was pleased with the results and thoroughness of the draft 
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documentation report submitted by ARG. HSPB Member LaVoie recommended City 
staff to secure the services of a structural engineer to assess the structural integrity of 
the existing building and to advise whether seismic or other structural improvements are 
necessary at the Cornelia White House. In addition, HSPB Member La Voie advised 
City staff to carefully consider any archival or museum quality contents displayed within 
the building as the existing climate control may not be capable of maintaining the 
correct temperature and humidity control for such objects. HSPB concluded the 
meeting by directing staff to proceed with the development of the construction 
documents based on ARG's draft documentation report. 

In early July 2016, staff requested ARG to provide a proposal for structural engineering 
services related to a preliminary structural evaluation and historic structures report of 
the Cornelia White House. A proposal was submitted to undergo a structural evaluation 
with a scope of work that included a detailed site visit, documentation of existing 
conditions/structural elements, preliminary structural calculations, a list of potential 
deficiencies and impacts, a prioritized list of mitigation recommendations and a final 
report presenting findings for the items described above. On that basis, the City 
Manager approved Amendment No. 1 in the amount of $5,127.06 to Professional 
Services Agreement (A6791) with ARG for a structural evaluation report of Cornelia 
White House. ARG's amended contract is in the amount of $46,253.06. 

On August 12, 2016, the final structural evaluation report was submitted to staff for 
review and approval. The structural evaluation report concluded the Cornelia White 
House is in "fair'' to "poor'' structural condition, and recommended that the City 
implement repairs and retrofitting as recommended in the report. The extent of repairs 
and retrofit were provided in order of priority as shown in a table within the report; a 
copy of the Structural Evaluation Report is included as Attachment 3. 

Staff discussed the next phase of work for the Project (Construction Documents) with 
ARG. As referenced in their professional services agreement the scope of work to 
prepare construction documents include: 

• Preparation of construction documents based on draft report recommendations 
approved by HSPB (note, ARG's scope relies on continuation of oversight 
and support from /DC as the architect-of-record to prepare full construction 
document package for bidding) 

Upon further clarification, the intent of ARG's scope of work for this particular task is to 
provide separate construction drawings sheets to Interactive Design Consultant ("IDC") 
as the architect-of-record for inclusion into a complete contract bid document package. 
After consideration, rather than request a proposal from IDC to prepare final 
construction drawings for the repairs identified in ARG's draft documentation report, 
staff determined it would be best to amend ARG's professional services agreement by 
identifying ARG as the architect-of-record to prepare detailed construction drawings for 
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the Project - eliminating any future discrepancies between IDC and ARG during the 
preparation of final construction drawings for the Project. 

Therefore, staff coordinated with ARG and requested a proposal for additional 
architectural services for the Project. ARG has submitted a proposal in the amount of 
$70,000 to include further investigation and analysis, repair design and complete 
construction documents (plans and specifications) as the Architect of Record, and 
construction phase services. A copy of ARG's proposal is included as Attachment 4. 
Staff has prepared Amendment No. 2 to the agreement with ARG to accommodate the 
additional work, which is included as Attachment 5. 

ENVIRONMENTAL IMPACT: 

Implementing exterior repairs to the Cornelia White House, a Class 1 Historic Site, is 
considered a "Project" under California Environmental Quality Act (CEQA) Guidelines. 
Pursuant to Section 15064.5 "Determining the Significance of Impacts on Historical and 
Unique Archeological Resources", the Cornelia White House is a "historic resource" under 
CEQA because it is listed in the local register of historic resources (Class 1, HSPB No.4). 
According to CEQA, a project with an effect that may cause a "substantial adverse 
change" in the significance of a historical resource is a project that may have a "significant 
effect" on that resource. "Substantial adverse change" includes alteration of the 
immediate surroundings of the historic resource such that the significance of the resource 
would be materially impaired. However, CEQA allows for a Class 31 Categorical 
Exemption (Historical Resource Restoration/Rehabilitation) for projects involving 
maintenance, repair, stabilization, rehabilitation, restoration, preservation, conservation or 
reconstruction of historical resources in a manner consistent with the Secretary of the 
Interior's Standards for the Treatment of Historic Properties with Guidelines for 
Preserving, Rehabilitating, Restoring, and Reconstructing Historic Buildings (1995), 
Weeks and Grimmer ("the Standards"). Therefore, to the extent the recommended 
repairs will preserve the existing historic building, staff has detenmined that a Class 31 
Categorical Exemption applies to the Cornelia White House Exterior Repairs, City Project 
No. 15-16 and a Notice of Exemption has been prepared and filed with the Riverside 
County Clerk. 

FISCAL IMPACT: 

The City Council has appropriated a total budget of $400,000 for the Cornelia White 
House Exterior Repairs, City Project No. 15-16, through a budget appropriation of 
$200,000 from the Capital Project Fund (Fund 261) in Fiscal Year 2015/16, and a 
budget appropriation of $200,000 from the Measure J Capital Fund (Fund 260) in Fiscal 
Year 2016/17. 

ARG has provided, through its subconsultant, KPJ Consulting, a feasibility cost study on 
the exterior architectural repairs and structure repairs that have been recommended for 
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the building. According to the feasibility cost study, the exterior architectural repairs are 
estimated to cost $580,872 and the structural repairs are estimated to cost $475,601 -
for a total estimated cost of $1,056,473. A copy of the feasibility study is included as 
Attachment 6. This cost estimate includes estimating unknowns and contingencies, 
and through development of final construction drawings a final estimate will be 
determined. However, it is anticipated that the total cost of the Project will exceed the 
current budget available of $400,000 and that an additional budget appropriation will be 
required to construct the Project. 

Sufficient funding is currently available to approve Amendment No. 2 in the amount of 
$70,000 to Professional Services Agreement with Architectural Resources Group, Inc., 
in the Capital Project Fund, Account No. 261-1395-54114. 

SUBMITTED: 

Attachments: 
1. October 5, 2015, Staff Report 
2. Draft Documentation Report 
3. Structural Evaluation Report 
4. Architectural Resources Group, Inc., Proposal 
5. Amendment No. 2 
6. Feasibility Cost Study 
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Date: 

Subject: 

From: 

Citv Council Staff Reporl 
October 21, 2015 CONSENT CALENDAR 

CORNELIA WHITE HOUSE EXTERIOR REPAIRS, CITY PROJECT NO. 
15-16 

David H. Ready, City Manager 

Initiated by: Public Works & Engineering Department 

SUMMARY 

Previously, the City completed certain repairs to the Cornelia White House located at 
the Village Green. During completion of those repairs, it was discovered that significant 
deterioration to the Cornelia White House had occurred beyond the scope of any 
programmed capital project. The purpose of this item is to discuss an approach to 
initiate the Cornelia White House Exterior Repairs. 

RECOMMENDATION: 

1) Adopt Resolution No. __ , "A RESOLUTION OF THE CITY COUNCIL OF THE 
CITY OF PALM SPRINGS CALIFORNIA, AMENDING THE BUDGET FOR FISCAL 
YEAR 2015-2016 TO APPROPRIATE $200,000 FOR THE CORNELIA WHITE HOUSE 
EXTERIOR REPAIRS, CITY PROJECT NO. 15-16;" and 

2) Approve a Professional Services Agreement with Architectural Resources Group, 
Inc., in the amount of $41,126 for architectural and historic preservation services to 
investigate and identify certain recommended repairs of the Cornelia White House; 

3) Authorize the City Manager to execute all necessary documents. 

BACKGROUND: 

On November 6, 2013, the City Council approved appropriations for certain projects from 
the Measure J Capital Project Fund, including $50,000 for "Village Green Improvements." 
The Village Green is located in the Downtown Business District, shown here in the 
following vicinity map: 

Item No.2. l. 
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Subsequently, staff coordinated with Interactive Design Corporation ("I DC") under the on­
call agreement for architectural services to prepare specifications for the removal and 
repair of the existing roof at the Cornelia White House located at the Village Green. An 
initial agreement with IDC for $3,500 was approved by staff to coordinate and oversee the 
roofing repairs of this important historical building. 

In April/May 2014, the roofing repairs were completed at the Cornelia White House, 
however, during review of the Cornelia White House roofing repairs, IDC and staff 
identified significant water damage to the exterior far;:ade of the building, as well as 
deterioration of the exterior walls and windows. The water damage is primarily due to the 
fact that the exterior walls are constructed as three different wall types which have 
deteriorated and allowed water seepage into the walls themselves, as well as rain-water 
damage on the lower portions of the walls, and severe water damage where the walls rest 
on the stem wall foundation. 

In some places, the exterior deterioration has reached a point where daylight is visible 
through portions of the walls, through joints between the window frames and wall framing, 
and through window sash and frames. An earlier report of the condition of the Cornelia 
White House list some of these same problems, but the conditions have deteriorated at a 
vastly accelerated rate due to automatic irrigation spray of adjacent turf and landscaped 
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areas onto the exterior walls. Staff has since eliminated this problem by revising the 
automatic irrigation system to avoid overspray onto the exterior walls; however, the 
damage must be repaired. 

IDC has determined that the damage is a function of three construction flaws: the 
absence of any weather barrier between the exterior skin and the interior framing and 
finishes; the absence of flashing to shed water at the horizontal joints between the wall 
and water table or wall and foundation; and previous attempts to "seal" the wall by 
caulking the joints between the wall and foundation. IDC originally identified a potential 
solution by proposing installation of a "second skin" over the entire building, for the 
following reasons: 
1. The construction of the .building originally was unconventional and ad hoc, though 

overall the exterior exists as a vertical "board and batten· outer skin; and there is an 
overall continuity of the board and batten system that would be retained. 

2. The unconventional ad hoc construction of the building has been compromised over 
time by the repeated water damage, and by the structure being moved twice, raising 
concern to the condition of the materials between the existing outer skin and the 
fragile board finish (not gypsum board) on the interior. 

3. A second skin on the existing wall would establish a weather tight exterior skin 
consisting of a weather barrier and horizontal flashing. 

4. A second skin would lend support to the building to the existing unconventional interior 
framing system (which has been observed as clearly deteriorated). 

5. Removal and replacement of the windows (frames and sash) could be flashed and set 
into an opening that would no longer be sieve-like in terms of water and air infiltration. 

6. A second skin would minimize the exposure and disturbance of the internal materials 
of the wall and the interior finishes, limiting the collateral damage that would occur by 
opening up the walls to repair/replace individual framing members, whether they are 
studs or railroad ties. 

IDC also proposed to remove and rebuild each of the windows (frame and sash) with 
proper flashing and anchorage, by milling all muntins and mullions to the existing profile, 
retaining the sash (rails and stiles) the same dimensionally, and reusing the trim or 
replacing with in-kind material. A copy of IDC's proposed approach to repairing the 
Cornelia White House is included as Attachment 1, and was estimated to cost $115,050. 

Given the Class 1 historic designation, IDC's proposal to repair the Cornelia White House 
was presented to the Historic Site Preservation Board ("HSPB") at its June 2014 meeting; 
a copy of the associated HSPB staff report is included as Attachment 2. However, at 
that meeting the HSPB reviewed the proposal for a "second skin" repair, and did not 
approve lOG's proposed repairs on the basis that the repairs do not implement a true 
"repair and replace· method that would appropriately preserve the historic integrity of the 
building. At that time, the HSPB suggested that staff retain an architectural firm 
specialized in historic preservation to identify the best solution to repairing the building. 
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Taking HSPB's concerns into consideration, IDC reviewed alternatives and proposed a 
modified approach to identifying the repairs required at the Cornelia White House, 
described as: 
1. Select three partial elevations representing each of the types of wall construction, and 

do a removal/investigation of each of the existing systems. This approach would be 
piece-by-piece to provide a better understanding of the conditions that lie within the 
walls and the true construction method and materials. 

2. Address a defined section (as shown on preliminary drawings) so that in the process 
of removing/repairing/replacing a weather barrier and weep screed can be added that 
will prevent further water intrusion. 

3. This investigation/removal has the inherent danger of damaging interior finishes 
because in some locations it is expected that the interior finish is attached directly to 
railroad ties that make up the "structure" of the wall. Furthenmore, there are some 
locations where the wood deterioration is so extensive that repair and/or replacement 
cannot be reasonably accomplished. 

4. The repair and replace method would be monitored so any work that might result in 
substantial damage could be halted quickly. 

A copy of IDC's modified approach to repairing the Cornelia White House is included as 
Attachment 3, with an estimated construction cost of $101,850. IDC presented their 
modified approach to the HSPB at their July 8, 2014, meeting; a copy of the associated 
staff report is included as Attachment 4. However, at that meeting the HSPB did not 
approve IDC's modified approach, and recommended that the City retain a professional 
forensic architect specializing in historic preservation to identify the appropriate corrective 
repairs required to retain the integrity of the building. 

With direction given by the HSPB, staff coordinated with IDC on preparation of a Request 
for Proposals ("RFP") to retain an architect specialized in historic preservation that could 
review the Cornelia White House and recommend the most appropriate repairs. IDC 
coordinated preparation of the RFP and solicitation to specialized firms, and received 
three proposals from the following firms: 

1. Architectural Resources Group, Inc.; Pasadena, CA (Christopher Smith) 
2. Historic Resources Group; Pasadena, CA (Peyton Hall) 
3. Wiss, Janney, Elstner Assoc., Inc.; Pasadena, CA (Kyle Nonmandin) 

IDC convened a selection committee comprised of Reuel Young, Patrick Sweeney, 
Nicolette Wenzell and Jeri Vogelsang from the Historical Society, to review the three 
proposals received. The selection committee agreed that Architectural Resources Group 
("ARG") was the most responsive and desirable firm. Staff has prepared a Professional 
Services Agreement ("PSA") with ARG to provide architectural and historic preservation 
services to the City associated with the Cornelia White House, in an amount not to 
exceed $41, 126; a copy of the PSA is included as Attachment 5. The scope of services 
of the PSA is limited to: 
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• Investigation and documentation of the building to identify existing conditions, 
construction type, extent of damage, and prepare draft report including findings and 
recommendations for presentation to the HSPB; 

• Interim Presentation of draft report to HSPB, including probable cost for ARG's 
recommended approach (note, a recommended repair has not yet been identified, 
and no cost estimate for required repairs will be available until such time as 
ARG has completed their draft report); 

• Preparation of construction documents based on draft report recommendations 
approved by HSPB (note, ARG's scope relies on continuation of oversight and 
support from /DC as the architect-of-record to prepare full construction 
document package for bidding); 

• Bidding phase services; 
• Field observations; 
• Documentation (final report) 

Staff is recommending that the City Council approve the PSA with ARG, as 
recommended by the HSPB, which will identify certain recommended repairs of a yet 
undetermined cost. Following identification of recommended repairs, and approval of 
those repairs by the HSPB, it will be necessary to coordinate preparation of final 
construction drawings of those repairs by IDC (for a cost yet to be determined), pursuant 
to an amendment to the agreement with IDC to be approved by the City Council at a later 
date. 

ENVIRONMENTAL IMPACT: 

Implementing exterior repairs to the Cornelia White House, a Class 1 Historic Site, is 
considered a "Project" under California Environmental Quality Act (CEQA) Guidelines. 
Pursuant to Section 15064.5 "Determining the Significance of Impacts on Historical and 
Unique Archeological Resources", the Cornelia White House is a "historic resource" under 
CEQA because it is listed in the local register of historic resources (Class 1, HSPB No. 4 ). 
According to CEQA, a project with an effect that may cause a "substantial adverse 
change" in the significance of a historical resource is a project that may have a "significant 
effect" on that resource. "Substantial adverse change" includes alteration of the 
immediate surroundings of the historic resource such that the significance of the resource 
would be materially impaired. However, CEQA allows for a Class 31 Categorical 
Exemption (Historical Resource Restoration/Rehabilitation) for projects involving 
maintenance, repair, stabilization, rehabilitation, restoration, preservation, conservation or 
reconstruction of historical resources in a manner consistent with the Secretary of the 
Interior's Standards for the Treatment of Historic Properties with Guidelines for 
Preserving, Rehabilitating, Restoring, and Reconstructing Historic Buildings (1995), 
Weeks and Grimmer ("the Standards"). Therefore, to the extent the recommended 
repairs will preserve the existing historic building, staff has determined that a Class 31 
Categorical Exemption applies to the Cornelia White House Exterior Repairs, City Project 
No. 15-16; a copy of the Notice of Exemption is included as Attachment 6. 
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FISCAL IMPACT: 

The City Council previously budgeted $50,000 from the Measure J Capital Improvement 
Fund (Fund 260) for the Cornelia White House Exterior Repairs. This budget has been 
exhausted in completing the re-roof and landscape irrigation retrofit repairs that were 
the original scope of the project. 

ARG will investigate and identify recommended repairs that will best preserve the historic 
integrity of the Class 1 building. However, IDC's recommended repairs have been 
estimated to cost $115,050 ("second skin" approach) or $101,850 ('piece by piece" 
approach). A copy of IDC's estimate is included as Attachment 7. 

Staff recommends that the City Council adopt a Budget Resolution to appropriate 
$200,000 from General Fund Balance for the Cornelia White House Exterior Repairs, 
City Project No. 15-16, included as Attachment 8. 

SUBMITTED 

Prepared by: Approved by: 

~=&.n ...... J_;.~ A 
David H. Ready, Esq., P 

Assistant City Manager/City Engineer City Manager 
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lnlroducl io11 

/;US/ T:/t'l'<ltillll 

lnt mduct icm 
Architectural Resources Group (ARG) 1s pleased to provide th1s investlgatlon report for the Cornel1a Wh1te '-louse in 

Palm Spnngs, California. This report presents preliminary findings from our on Site mvcstigatlon of the extenor build1ng 

envelope, including a summary of background informanon, visual field mspect.1on and diagnosbc testing, and presents 

recommendat.1ons for treatment and further study. 
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Hackgm und 

Hackf! round 
The Cornelia Whrte House was built by Dr. and Mrs. 

Welwood Murray in 1893 on the site of their Palm 

Spnngs Hotel. It was constructed of railroad ties that 

were salvaged from an abandoned narrow-gauge rail 

line whrch once connected the Southern Pacific depot in 

Gamet wrth Palmdale (now Smoke Tree Ranch). Cornelia 

Butler White (1874-1961) and her sister Dr. Florilla White 

(1871-1943) purchased the property rn 1914, and Ms. 

White used the house as her residence. In 1944, the 

house was in danger of demolition and was moved to 

145 East Tahquitz Canyon Way, where Ms. White lrved 

until her death in 1961. The house was later moved again 

in 1979 to its present location on the Village Green, 

at 221 South Palm Canyon Drive, adjacent to the circa 

1884 McCallum Adobe, also owned by the Crty of Palm 

Springs 3 It is operated as a house museum, wrth gurded 

tours provided by the Palm Springs Historical Society. 

1 Source· Cornelia Wh1te House v1s1t0r handout, compiled by Roger 

C. Palmer, Ph.D. (rev 11/2008). Palm Springs Historical Society, 221 

South Palm Canyon Drive, Palm Springs, CA 92262. Comelia Whitc· in front ofhrr lwusc, circar<)I>O. (Photo Ctlltl'/r.srf: 

/'aim 'i]Wlll!J> llislol'ica/ Sod('(y) 
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Bac:kgrouncl 

nclncatilltl iiiJli'CI!fr£'.'.<. 1<}"'<). (1'/wtu ('<ll//'/(•>y: !'aim Sprill!JS 

/Ji,I<Wil'lll Society) 

(1'/wto courre.<y: /'aim ::iprmys llistoncal Society} 

1{, lncatio11 ;, pr·oi}'T'"· r•rq. (1'/wtt• cow·tc.<l/: !'<lim Spnuys 

111'.-lorim/ 'io!'ici!J) 

The house has had several mod1ficat1ons throughout 1ts 

long life. Unfortunately, most of these are undocumented 

and h1stonc photographs are non-ex1stent The "second 

room" at the soutreast corner (currently rnterpreted as an 

office/s1tt1ng room) was ong1nally an open porch that was 

later enclosed The date of th1s modification is unknown, 

but 1t was enclosed prior to the 1979 relocatwn, as seen 1n 

the photographs below. The large chimney and fireplace are 

most likely original to the structure, and can also be seen in 

the 1979 relocation photos (below) Foundation elements. 

including concrete and stone walls, slabs and footlngs, are 

all contemporary and likely dabng to the 1979 relocation 

or after. The roofs and shed awn1ng, 1ncludrng decking and 

felt underlayments, were replaced 1n 2013 The bathroom 

window at the north elevatwn was also replaced by an area 

craftsperson Within the last few years The porch ra1hngs are 

reportedly conjecture; the ongrnal porch configuration may 

have been columns only. lntenor finishes and fixtures are a 

m1x of h1stonc and contemporary matenals. For example, 

some rooms have new painted gypsum wallboard fi nishes. 

There are only a few 1tems and furn1shrngs owned by Ms 

White 1n the house; the bulk of the collection are penod 

p1eces donated by area residents 

4 Arch itectural Resources Group I Cornelia Whitt? House Extenor lnvestogat1on Ro:>por: 19 



Oocumeut l~n.·icu' 

])ocument N(Tieu· 

ARG was provided With several bdckgroum.i documents for 

review, including the follovJing 

"kchitectural Conservation Assessment," prepared by 

Synthes15 Des:gn Group (SDG), dated September 1993 

This report is an assessment of exter1or and interior 

conditions at the Cornelia Whte rlousc and rhe 

McCallum Adobe, including recommendations for 

ma:ntenancc and design enhancements. 

SDG noted that the Cornelia Wh1te Ho~.;se was 1r1 

good phys:cal condition, with maintenance :xoblems 

as:.ociated :argely vvilh lhe s1d1ng and tnm, mc:uding 

peel:ng paint, wood detenorat1011 and rot, and failed 

caulk JOints. Other exterior ccncerns included perEng 

pa:11t and wood deteriora~10n at several windows and 

the kitchen door, and a damaged crawl space door. Their 

recommendat10ns mcluded replacement of caulking 

at the base of s1ding, application of a clear penetrating 

wood preservative at siding surfaces, repC:lir of the rear 

~itch en door, wood co_nsol'dation repairs at windows and 

porch posts, and repainting. 

SDG comments related to the McCallum Adobe 

also addressed maintenance concerfls. including 

water intiltraton a~ adobe walls, root problems and 

dete:iorated wood :rim. 

"Root lmprovemems for the Historical Society 

Cornelia Wh1Le House," prepared by lnteractivP DPs1gn 

Corporation (I DC), stamped and signed but not dated 

(<:~ssurned 2013), reviewed copy was marked "prel1rninarv, 

r.ot for construc:ion ... 

Roof replacement proJect drawings detailing the 

following scope of wo~k: Replacement wood sh,ngle 

roofmg and s1ngie-ply membrane sheet roofir,g systems, 

replacement plvwood sheathing and felt underlayments, 

and replacemen~ barge boards and associated trim. 

"Cornelia White HoJse Rehabilitation," prepared oy 

Interactive Design Corporation {I DC), dated May 19, 2014 

Schematic repa1r draw1ngs for extenor wood repair 

inc:IL;d1ng exishng plan, elevrJtio_"ls Jnd wall sections, some 

delineatior of the extent of deteriora·jon observed, 

and proposed repair details. Proposed repairs included 

new vertJCal board and ballen ~1d1ng over lhe existmg 

walls, installed with a weJther barrier and fumng strips 

(spacers). Proposed repa1rs also included new galvanized 

base flashing at the base of new sid1ng, and wood 

dutchmen repairs at the base of Type A walls. 
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b:'l:isting Condit ions Assessmmt 

DINING 
ROOM 

D 0 D 

PORCH 

BEDROOM 

MAIN ROOM 

KITCHEN 

Nvor plan C!{C""mdia Wl1it(' J/ouse. (Court('sy . fl)(') 

Existing Conditions .- lssc'ssmc>nl 

Sarah Devan, R A., AI C. a conservator w1th ARG 

Conservation Services, rev1ewed available draw1ngs 

and documentatiOn, and performed a v1sual condition 

assessment of the exterior wood structure on January 11, 

2016. The structure was surveyed visually from the ground 

and from access1ble areas of the crawl space Probing was 

performed using small hand tools m various locatlOns, and 

diagnostic testing was performed using a Resistograph tool 

and a motsture meter (see "Fteld Tesl.lng" sect10n below for 

more tnformation.) 

WAU.M'EA •••• 

WALl M'E6 

WAll 1\'PE C 

N 

For reasons of clan ty and cont1nu1ty, thts report conllnues 

ro reference the same wall t ype destgnations listed by !DC 

m thetr schema he repatr draw1ngs. !DC d1vided the extsllng 

extenor walls into three types. For field testing purposes, 

the wall types were further subdivided depending on the1r 

locaoon w1thin the wall (i.e. base. belt course, low or high 

m the wall ) The wall type destgnations are as follows. See 

"Appendix A: Existing Condition Drawmgs" for typical 

details of wall types. 
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h\·isl iny Condit ions A.ssessme11t 

Type A Walls: Compnse the exterior walls of the Dining 

Room, Main Room and Bathroom Type A walls cons1st of 

two horizontally stacked and exposed railroad ties at the 

base of the wall, topped w1th a belt course The wall above 

IS composed of vertically-oriented railroad ties w1th battens 

at JOints. Type A walls have been sub-div1ded mto the 

follow:ng categories: 

• A-1 (base of wall): Member thickness (depth 

1nto wall) is 4 inches nominal. Test locatlons were 

approximately 6 to 12 mches above the foundation 

waL. 

• A-2 (belt course): Member thickness (depth into 

wall) 6mches nom1nal, member he1ght IS 3·1/2 

inches at the face with a sloped top surface. Test 

locations were at the center of the verncal face of 

the member 
\ 

nil}('. I ll'alb at IIOI'thl'llSt conlt'l'. 

• A-3 (low in wall): Wall thickness is 4 1nches nommal 

Test locatiOns were approximately 3 feet above the 

foundatlon wall. 

• A-4 (high in wall): Wall thickness is 4 mches 

nominal Test locallons were approximately 6 feet 

above the foundation wall 

Type B Walls : Compnse the ex tenor walls of the Bedroom. 

Type B walls reportedly consist o' honzontally-stacked 

railroad ties with exterior vert1ca l board-and-bat1en siding 

Res1stograph test data 1nd1cates that the wal1 thickness 

1s 4-3/4 mches nom1nal (vanes slightly), with 2 inches of 

wood matenal (siding board and poss1bly backup board or 

nailers) at thP ex tenor, 3/4 1nch of 1ntenor fimsh material, 

and a gap of approximately 2 1nches between suggestlng 

possible verncal stud spac1ng This data 1s inconsistent 

w1th the assumed stack1ng constructiOn method shown 

1n IDC's wall section All but one of the Res1stograph test 

loca l:lons returned the same result of the 2 mch gap; one 

locatlon (N-02) shows additional frammg at th1s gap. Further 

1nvesngation is needed for confirmatlon, but based on these 

results, the wall secl:lon IS most likely vertical stud spac1ng 

rather than horizontal stacking. For testing purposes, Type B 

walls have been sub·d1vided lflto the following categories: 

• B-1 (low in wall): Test locanons were approximately 

2 feet above the foundat1on wall 

• B-2 (high in wall): Test locations were approximately 

6 feet above the foundation wall 

Type C Walls: Comprise the exterior walls of the K1tchen 

and Second Room (enclosed porch). Type C walls cons1st of 

exterior vertical board-and-batten siding over conventional 

2x wood stud framing. Please note, observations and 

measurements taken at the west elevation mechanical 

area are 1ncons1stent w1th IDC's wall section The wall 1s 

comprised of vertica l wood stud framing, with 1 inch th1ck 

(5/4 lumber) horizontal cross p1eces (used as nailers for 

siding), and board-and-batten s1d1ng 
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Exisliny Condit ions Assessment 

The extenor wall structural fram1ng and siding of the 

Cornelia White House is generally 1n poor condihon. 

Relocating the house twice, m combination with a lack 

of maintenance, poor prev1ous repairs, poor detailing 

of foundahons, and the natural weathering and aging of 

materials, has led to extens1ve wood decay and a loss of 

structural integrity. 

The wood-framed superstructu'e of the house is raised on a 

perimeter foundation wall The foundation wa ll is composed 

of remforced concrete w1th field stone at the extenor 

faces. The stone is fully mortared to the wall, and there IS 

a mortar wash generally present at the top surface of the 

wall. However, the top surface IS relatively flat throughout, 

with little to no pos1t1ve slope away from the bulldmg for 

surface dra1nage. There was no flash1ng or waterproofing 

was observed. Sealant has been used to seal the horizontal 

JOint between the foundahon wall and wood walls This has 

trapped moisture w1th1n the woodwork, and exacerbated 

the decay. Cracks were observed at the northwest corner 

and southwest corner of the Dining Room foufldation walls. 

At the northwest corner, the build1ng has an angled wall 

(chamfered corner) whereas the foundation wall has a full 

90 degree turn. The stones at the southeast corner are 

oddly laid, with some overlap w1th landscape curb1ng. It is 

unclear how thi~ form affects the concrete foundation wall, 

or 1f illS a weak deta1l and could potentially be a problem 

in the future. Landscaping includes a small tree, grass lawn, 

and some nower beds. There is an underground spnnkler 

system surrounding the building, but the watering schedule 

is unknown at th1s time Reportedly, some spnnklers have 

sprayed the build1ng walls m the past 

< 'olll'l'c•tc and ~toncjoHIIHiaticm u•a/1 aiiWrthu·c·.,l clumiferecl 

('tJI'II('/', .Volt• Cl1tCk iii IFU/1, 

'J'ypi<al sealwlljoull crt horiL<Inta/joirlllwtll'l'C'Il u•cwd ami 

jcnmdatmn u•ulls. 

1-illlltdatir>rl u•u/1 stcJT•e dC'I<Iil at .,outlwast cm·~tc·r·. 
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Exist iny Coli(/ it ions As~ess111ent 

< 'rau·l.~pucc entr·r1 at east der·utiun. 

The crawl space was accessed at the time of our survey The 

entrance is at the enclosed porch area (Second Room) at 

the east elevaoon It rs framed below-grade wrth concrete 

and stone walls, and has a locking metal grille cover. The 

openrng rs tight and drfficult for marntenance staff to access. 

The foundation wall appears to be non-cononuous. There 

are breaks where the wall forms engaged piers, and the 

back of stone can be seen between. Floor jorst s appear to 

be a mixture of old and new lumber, roughly 2x10 rn srze 

They are supported at the foundatlon wall engaged piers 

by wood blocking, and within the crawlspace by larger 

bmber beams. The tlmber beams are also a mix of different 

generations of materral. In many cases, the ends of the 

beams at the foundation walls are decayed The beams 

have been secondarrly supported throughout therr lengths 

with varrous rtems, rncluding short posts on wood blockrng 

and emu blocks, and metal trrpod-type supports. Frnrsh 

floorrng appears to be secured drrectly to thr floor JOrnts, 

no sub-floor was observed The crawlspace rtself is farrly 

open; there is some minor debris accumulation throughout 

Insulated ductwork rest on the ground All wood elements 

are generally raised from the ground There were no 

observed signs of recentrnsect attack, such as mud tubes, 

wood tunneling or boring, flight holes, or frass noted 

VierL' in'ldl' cruu•lspucc 111 u•t·.slf(wndal irm 11'1111 lrdnrl' Kitch< 11 • 

• \/ole <'111/Cif/1 d pu•rs mrd block illy rl'irlr 'tune luI li'I'C/1 
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Existing Conditions Assessment 

Railroad ties, also known as cross ties, are the principle 

structural fram1ng for many of the exterior walls. Cross tie 

speCifications have changed little over the last century They 

are typically divided into two grades 7 inch grade for heavy 

duty ra1l traffic (7"x8" or 7"x9'') and 6-mch grade for ltght 

duty traffic (6"x7" or 6"x8" ) They are typically provided 

1n 8-, 8-1/2- and 9-feet lengths. The cross ties found 

throughout the Cornelia White House are typically 4-inches 

thiCk. Therefore, it can be safely assumed that the nes were 

cut down 1n cross sec bon dunng constructiOn 

At Type A walls, the cross ties are stacked horizontally at 

the base, used as a belt course detail element, and used 

vertical ly as the main portion of the wall. The horizontal 

cross ties are nommally 4-tnches thtck by 6-tnches tall 

Budding corners are s1mply detailed, with the upper 

member supported by the lower, rather than using a 

dovetail or other type of jo1nery common to timber 

constructio'1 . End-to-end JOints within the wall have angled 

cuts. Also, 1t appears that the horizontal cross ties have 

chamfered top and bottom edges; this can be seen at the 

east elevation of the Bathroom wall where it is slightly more 

protected from the roof overhang 

2 The Tte Gutde Handbook lot Commeretal Ttmbers Used by the 

Cros~ rte Industry," Prepared by Davtd A WE>bb fo r The Ratlway Tte 

Assoctat ton [ d James C Gauntt and Deborah L Cotallo 

I h·cll'!f til nty ul ems' tit·' a t rw r·tl11·ust c·tJ/'/Il'/' 

ChamjiTcd t•dqc r!t·tailiiiCJ still l'is illlt• ell t 'I'I JS > tic·' at t·a.,t 

e/c·r•at ion. 

Anqlccl c•nrl-to-c·url clll at cr·nss t ic·> 
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J~:\·isting Conditinns A ssessnl<'nt 

1/euuy tfpc:u1f a t eros.< ties u t tt•esl det'llficm . 

fJeC'<ly aiHI section lo~s rrt eros.~ tic> at !l tll 'tluJ·c·.<t corner of 

Hut/II"<IIJIII . 

/'rior cro." t a· replun'lll<'lll w ul duicllllUl/1 r epair £1/)()t'<', u•est 

dt•t•at ion 

The cross tles have moderate to advanced decay 

throughout The decay IS more advanced at bulid1ng 

corners, end-to-end JOints and at the base of members 

in contact with the foundation wall. Several areas of full 

th1ckness vo1ds were observed at east, west, and north 

elevations At the west elevatlon, there appears to be 

a replacement piece; the piece is short in length, with 

straight cut end-to-end joints rather than angled. There 

IS also a rectangular dutchman repair directly above th1s 

replacement p iece Previous epoxy repairs were also noted 

at the base of the walls. This appears to be an InJectable­

type epoxy and no longer serves its purpose. The epoxy is 

aged and yellowed, and 1s no longer bonded to the wood 

substrate It also traps moisture withm the wood, promoting 

further decay. 

l ' r ior !'flOI !J n•J><lir tllu•c•.st elc•l'llt i<lll. 
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E~isting Condit ions Assessment 

The belt course is a horizontal detail element also 

constructed of ra1lroad tles It IS 6-mches th1ck and 3-1/ 2 

inches m height . It projects out from the face of the wall 

and has a sloped top surface for dra1nage. There was no 

carved dnp edge observed at the underside. Sealant has 

been used 1n the past to seal the honzontal jomt between 

the top of belt course and vertlcal cross bes and battens 

The belt course members are in fair condition. There 

IS some decay and section loss, partlcularly at building 

corners, but they generally retain their original form and 

shape. At the east and west elevations, the bottom 1/2-inch 

of the belt course has been cut away, most likely to remove 

areas of decay, at the west elevation, a trim p1ece was 

added at the wall to cover the JOint. lit the south elevat:lon 

(north end of the mechanical area). the belt course sloped 

face has been notched at one end, for reasons unknown. 

Rei/ courst• alt lm't/reast crll'lll'r . . V(l/l' bot lOIII 1/2-incll t·emm·t·d. 

llrut•y ckmy u t !Jdt wur·st• at U'C'sl d t·r·alion 

Itt It courst• ut south det·ut icm of llinirtCJ l<otl//1, .Vote twtch <II riyltt 

sic/<'. 
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Existiny Conditions Assessment 

I km·y d!'cuy at base nfcmss lit's abottt• /Jdl cOltt'.<t' ut u·•·.<l 

dt•t·utiott . 

Crn.,.< ties and batten., ut rast f'il'l'ation. J\'ntc add it ionall><lttt·n ul 

ltft <ifltl/(1(/( 

( n~>.• ties at t'Clsl c/c!'ulimr. Not!' murlis<•s uml <>lllt•r .<w:fuc!' 

.f(•u/un•s. 

The vertical cross tles are nominally 6-inches wide by 

4-inches thick, and positioned adjacent to each other in 

the wall (sandwiched together with no space between). 

Battens are used to cover vertical joints between members. 

The cross ties are in fair to poor cond1tion. There is 

advanced wood decay at the base where they meet with 

the belt course element. This is particularly noticeable 

at the northeast corner of the east elevation and along 

the west elevation where there are full thickness vo1ds. 

Sealants have been used 1n the past to seal this horizontal 

joint wrth the belt course which has trapped mo1sture in 

the wood, exacerbatlng the decay Vertical checkrng and 

sphttlng was noted throughout, rn some cases runn1ng the 

full height of the cross tie members 1\l a few wide splits, 

additional battens have been installed. Other surface 

features rncluded gouges, round indentations (possibly from 

hammers), mortised ends, wrought 1ron forged sp1kes and 

naris, and holes from mrssrng nails and anchors. 

Wrouqht imn spike ul c.,.o.<> tit' at t•ast e/er•ution . 
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b:isting Conditions Assessment 

Vertical board-and-batten s1d1ng IS found at Type 8 and 

Type C walls, and just batten trim at Type A walls The 

s1d1ng typically term1nates at the stone and concrete 

foundation wall, with sealant at the horizontal joint At 

the mechan1cal area, the sid1ng termmates approximately 

12-inches above the concrete slab The siding boards are 

typically 3/4-lnch thick by 6-inches 1n width (w1th some 

variat10n). They are face-nailed to horizontal nailers w1th 

ferrous fasteners. In general, the siding boards are heavily 

weathered, with advanced wood decay at the base of walls 

There are numerous splits throughout, holes and losses at 

knot locations. At the east elevation of the enclosed porch 

area (Second Room) below the windows, the wall sid1ng 

has displaced outward and is loose from the stud fram1ng 

There is an open gap at the top of the siding 1n th1s locatlon. 

No flashing was visible at the window si ll. 

The vertlcal battens are 1-1/2 1nches w1de by 1/4-lnch thick. 

They are face-nailed to the cross t1es and s1dmg boards with 

ferrous fasteners, and have angled cuts at the base to fit 

snugly against the sloped top surface of the belt course. 

Battens are 1n fa1r cond1t10n overall There are numerous 

splits, particularly adjacent to corroded fasteners. There are 

also warped and bowed battens, some no longer covenng 

vertical JOints, and a few missing battens. And as mentloned 

above, a few battens have been added to cover larger splits 

1n s1d1ng or vertlcal cross ties 

/J(){IJ'd w1d batten ~i1ling at ~outh ek !•utimr vf lledroo111. 

7)J1Jical hattl'rr dl'l!lilimf. 1\[utc anqlcd end cuts 
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Exist iny Condit ions Assessment 

[), <·uvcc/. r11issi11y and a deled lmii<':IS <II rwrth d<•t·aliolll J>i~pta .... d sidiii!J cu wst l'l<'l'lltinn <!I <;rcmlll Room. 

Splitl>ull<'n ut 1 "'' •·I• r>ut ion. Warpnf l>ol/fl'll 11/ u1sl l'i<'l'lllion. 
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1-:.xisting Conditions Assessment 

The board-and-batten siding has had numerous repa1rs 

and modifications over the years At the southwest corner. 

the sidmg has been partlally overla1d with an additional 

1/4-inch layer of board and batten siding. This is at locations 

for surface-mounted boxes and other equ1pment. At the 

base of the west wall, near the center, a large opening has 

been cut mto the s1dmg to 1nstall heating and ventila tlng 

ductwork. The ductwork is poorly sealed to the siding with 

lots of sea lant Other modifications at th1s area 1nclude 

surface-moJnted boxes, conduits, switches, etc. and a 

cleanou t for the k1tchen smk. Surface-mounted conduits, 

electrical boxes and l·ghts have been added at the other 

elevations. Also, JUSt to the east of the k1tchen door, the 

foundatlon wall nses m he1ght slightly The base of the sid1ng 

was most likely cut to accommodate for this construction 

1mperfect1on. 

Mod{!icd ,;dittfl at w<'sl cln•ati<mjiw 11\'\C l'quipment 

Hoard and />at ten si<lilll/ at west ek1'0tim1 of Kitchen. 

01·erluid sidirrq Cllli'<'SI 1'1< 1•nlinn mcdwnicul ur('(l. 
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Existing Conditions .t1ssessmcnl 

l>!'taif t•iewtJ.flwol'il!f dct1·rioratet! paillt . .Vote ll'llite n ·sidue 

which cou/tf lw n/rl prilll<'l' or pai11t lll!fl'l'. 

"lil/>ic<lf r•il·w l!f!>aillt CtJUtiiiY-'· .\"nil' rdotir •rlrt in tad paint layer 

ul Jlf'Oll'cll'd f)(H"t'lr (riq/rt} ,i1J1• mul d< (f·,.jm·atecllayl'l' ot ntc,.jor 

( 1<:(1) ,;dl'. 

Exterior surfaces of cross tles, siding and trim are generally 

painted a flat brown color with windows, doors and trrm 

painted a pale p1nk. It is unclear whether these are the 

original paint colors, or 1f the house has always been 

painted or 1f the rarlroad ties had a natural or sta ined 

finish at one time. Add1tronal finish samplmg 1s needed 

for confirmation The photo from 1960 indicates pa1nted 

surfaces, w1th the window sash painted a light co or and the 

casing trim matching the building walls. In the 1979 photos, 

the Windows and casing tnm are painted pink. In general, 

pamt coatlngs may have been preferred smce they would 

prov1de a uniform fi nish for the various wood species, 

l1ght and dark, used throughout the house However, any 

creosote preservative treatment originally used on the cross 

tles would have made painting difficult, most hkely requiring 

repainting more often. 

Ex1sting pa1nted surfaces are soiled, chalked and faded, 

with heavy peeling paint and paint loss noted throughout. 

The wood appears grayed and weathered below the 

peeling paint, witi1 possible remnants of white pa.nt or 

primer v1sible In general the pa1nt coating 1s more intact at 

protected wall areas, such as the covered entry porch 

18 Architectural Resources Group I Corne ita Whote House Exterior lnvesttgdloon Report 3 2 



1"'-):istiny Condit ions Assessment 

The porch concrete floor slab was most likely mstalled when the build ing was moved to this location. The slab has pos1twe slope 

for dra1nage to the north . There is some wood decay and staining at the base of the build1ng walls, in particular at the northeast 

corner of the porch, poss1bly from splashing of roof water. No gutters or downspouts were observed. Porch columns have been 

ra1sed from the floor on metal column bases. There was some decay observed at the base of the columns. The balustrade 

ra1ilng was reportedly added at a later date. It cons1sts of an upper and intermediate rail and vertical posts The posts Sit flush 

with the concrete slab and are decayed at the bottom. 

Vi£•u· ufclllry purch ,/ail a/Ill baluslrad!!. 
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Etistiny Condit ions j'1ssessmrnt 

\ kchanicul <Hl'll ul suutlrtt't's/ wn1cr 

l·rnn•cllnurth end c>(m('dwniral ac·r•n . .Vntc cnm u•c:tion to 

southtt'C'st cornet'<!(llitlinq Ronm. 

< 'oncrctc slab Kitd1n1 dour I'll I t'Win· 

20 

The mechamcal area (west of the Kitchen) conta1ns a 

concrete floor slab which supports the HVAC equipment 

The area 1s surrounded by low concrete and stone walls 

and a wood framed fence. There 1s a gate at the south 

end. The fence rs composed of vertical posts, horizontal 

top and bottom rarls and vertical boards to the outside 

It is attached to the building at the north end with pieces 

of wood scabbed onto the burlding corner. The fence is 

generally rn poor condition, wrth large gaps, missing boards, 

and loose components 

There is a concrete sidewalk leading up to the rear Kitchen 

door Just to the west of the door, it appears that a small 

section of concrete slab has been added between the walk 

and the mechanrcal area gate. This slab is sloped toward the 

mechanrcal area, but has been poured drrectly up agarnst 

the wood structural framing of the house The stone from 

the foundation wall also appears to be drrectly in front of 

the structural frammg. There was no vrsrble tlashrng or 

waterproofing membrane observed. An oversized hole 

has also been cast rnto the small slab section for electncal 

conduit, leaving an easy access pornt for water penetration 

rnto the foundation of the building. 

{!('feci/ l'i1 u· 11fnmrrl'l<' sial> . • ll.'utc prul'imiiiJ <!t'n mrn tc• ami stone 

to u•uudfrumimr 
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I!xisting Conditions Assessment 

Wmdows are painted wood sash in wood frames The types 

1nclude casement and double-hung sash, some with d1v1ded 

lites In general, w1ndow Sills and base of frames, sash and 

trim are moderately to heavily detenorated, w1th wood 

decay, and cracked and peeling paint observed Glaz1ng 

putty 1s also detenorated, cracked and separating from the 

sash The bedroom wmdow at the north elevation appears 

to have been mod1fled The bottom of the east casement 

sash has been cut, and no longer fits properly to the stll. 

It also has a broken glass pane. The bathroom window at 

the north e,evatlon was reportedly replaced by an area 

craftsman. No informatlon was provided regarding the 

extent or deta11ing of the work Windows have been pam ted 

vanous colors over tlrne, tnclud1ng an earl1er m1nt green 

Further mvest1gat10n IS needed to determine origmal finish 

colors 

.\1t~di/it·d ·'"'ltur JlvdmomiPindmc. IIIII' tii t'h-vatioll 

1)/lliCul c <"'dit i<m <lllw.'t' uf t!'lllcluu•s. 

\ rl1·rmnc/ dcmy ot Oininq /?uom tdnt/IJU' at II'<'SI 1'1< l'lllitm . 

Rcplun·cl tcirl<lot<' at nortil 1 ll't~Jiirlll <!lllutlm>OI/1 . 
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l~\·istiny Conditions Assessment 

J<:itc/lc·n duor 111 .,outh dt'l'<llirlll. 

lknllf (I( lw."· nf J<:itcht'll dmw. 

22 

The front door at the north elevatlOn and the enclosed 

porch (Second Room) door at the east elevatiOn are wood 

doors with div1ded lites in wood frames. They are generally 

1n good condition. The east elevatlon door has some minor 

decay at the sill and base of trim. The Kitchen door at the 

south elevation has been replaced With a contemporary 

flush panel door with a vision panel. The sill and base of the 

door and frame are heavily deteriorated, and the door style 

1s not 1n keep1ng with the architectural character of the 

building. 

J>oor ut c·ast t'lei'C/111111 ofSecorul N.oom. 
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Fic>ld Testing 

Field 'Jest i11g 
Dtagnostic testmg was performed at various locations 

throughout the structure, mcludtng Reststograph tesbng 

and moisture readings Resistograph testing was performed 

usmg an IML Instruments RESI F-Series Reststograph. Thts 

instrument consists of a large graphing paper magazine 

attached to a Bosch electnc dnll, fitted wtth a 1/8-inch 

diameter dnll btt It ts designed for use in decay analysis 

of wooden materials, such as trees, beams or poles, and 

measures the resistance of the wood member as it is drilled. 

The reststance ts charted on a graph, and used to determtne 

if sub-surface (tntenor) portions of wood are detenorated. 

Test ocatlons were drilled usmg low rotational speeds for 

higher graph resolution The Instrument was cleaned and 

calibrated prior to use. The 1/8-inch diameter holes that 

remain following the tests are inconspicuous and can be 

easily repaired at a later date if desired. 

Test results are expressed as an approxtmate percentage 

of deterioration in cross section Please note that 

interpretation of the graphs can be more of an art than a 

sctence, often depending on pnor expenence. However, 

in general, wood quality (strength) can be evaluated with 

the Reststograph based on the height of the ltne on the 

chart High lines or peaks indicate mcreased resistance and 

therefore denser (less deteriorated) wood For detenorated 

wood, there are often big variations, wtth an increased 

resistance (htgh peak) often occurring JUSt before a pocket 

of decay (low valley). Subtle changes 1n the resolution of 

peaks often indtcates tnCiptent decay. 

Reststograph test results are presented below as 

interpreted with comments. See "Appendix A: Existing 

ConditlOn Drawmgs" for test locations. See "Appendtx B: 

Resistograph Tests" for tndivtdual graphs assoctated wtth 

each test location. 

. I, ~c.-... _,. .,.,.,. 
I ~·OI ' 

Nt•si.,toynrph I'('U</illg llltc,tlumti<>ll W 01 Null' smu/1/w/r 1~(1 

brhimljn>111 drill. 

Motsture readings were taken with a Tramex MRH Ill 

motsture meter, us1ng both the meter surface pads and 

tnsertable pin probe attachment The ptn probe penetrates 

the wood approxtmately 1/2-inch. In all readtng locatlOns, 

little to no moisture was detected. Thts, however, only 

renects surface condtttons, and does not read motsture 

IPvPI~ clPPnPr mtn thE> woocl In gPnPral, largPr mPmhNs 

can hold moisture for longer periods of bme. Therefore, 

further testing IS recommended usmg a conductance meter. 

Thts type of meter ts more su1ted to large tlmbers and wtll 

provtde a better indication of the internal moisture content. 

A conductance meter conducts electnc current through the 

wood between two probes. The probes can be 1nserted into 

the wood to various depths. 
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Field 'lhliny 

EST ELEVATION 

No. Wall Type %Decay Comments 

W-Ol A-1 60 Decay throughout; slightly better condition at outer 1/2 111::h 

W-02 A-2 90 Heavy decay, no resistance noted beyond 2 1nches 

W-03 A-3 75 Decay fairly consistent through thickness; siightly better condition at 

outer 1/7 inch 

W-04 A-4 50 Decay fairly consistent through thickness 

W-05 A-1 75 Be! ow window. Decay consistent through outer 2-1/2 i'lches; no 

resistance beyond (heavy decay) 

W-06 A-1 50 Decay throughout; slight!y better condition at inner 2 inches 

W-07 A-2 50 Decay fairly consistent throughout; better co'lditlOr, at 1-1/2 tCJ 2-1/2 

inch death 

W-08 A-3 60 Decay fairly consistent through thickness 

W-09 A-4 80 Heavy decay. consistent through entlre thickness 

NORTH ELEVATION 

No. Wall Type %Decay Comments 

N-01 8-1 50 Decay at siding; outer 3/4 inch depth in better condition than 

rnner l-inch. No resistance noted bet..,veen 2 and 3-1/2-rnch depth 

(suggests possible scud spacing, lSD) 

N-02 R-1 50 Decav at siding; ou',er· 3/4 inch depth in better condition than inner 

l-inch. Framing member has some decay throughoJt, but relatively 

consistent through thick'less 

N-03 -~-1 60 Decay throughout; sl:ghtly better condition at outer 1/2 inch: no 

resistance at inner 3/4 inch (gap or heavy decay) 

N-04 A-2 80 Heavy decay at l to 2 inch depth: remainder deteriorated 

N-05 A-3 50 Some decay throughout, but generally consistent through thickness 

N-06 A~l 30 Some decay throughout, but generally consrstent through thickness 

N-07 .A.-2 -~0 Some decay throughout, but generaliy consistent through thickness; 

better condition at outer 1/2 inch 

N-08 A-3 50 Decay fa:riy consistent through thickness; slightly better at rnner 

1-1/2 inches 

24 Architectural Resources Group I c.nnwlr2 Vl/nrte House :-:xter.cr •r,ve~~rso~i{Jfl Rcpurt 

38 



AST ELEVATION 

No. Wall Type %Decay Comments 

E-01 B-1 60 Decay at siding; pocket of heavy decay at 1 inch depth. No resistance 

noted between 2 and 3-1/2-lnch depth (suggests poss1ble stud 

spacing, TBD) 

E-02 B-2 GO Decay at sidmg; pocket of heavy decay at l1nch depth Ou:er 3/4 

inch depth in better condition than inner l-inch. No resistance noted 

between 2 and 3-1/2-inch depth (suggests possible stud sr;acing, 

TBD) 

E03 B 1 so Decay a;: siding; outer 3/4 inch deoth in better condition thCJn 

inner l-inch. No resistance noted between 2 ar'd 3-1/2-inn depth 

(suggests possible stud spaci1g, TBD) 

E-0~1 B-1 60 Decay at siding; pocket of decay at 1 inch depth. No res1stance noted 

between 2 and 3-1/2-inch depth (suggests poSSIOie stud spacing, 

TBD) 

E-05 B-2 40 Decay at sidmg, bL:t generally consistent through th1ckness. No 

resiste1nce noted between 2 e1nd 3-1/2-inch depth (suggests possible 

stud spcwng, TBD) 

E-06 A-1 80 Heavy decay at outer 2 inches; remainder detenorated 

E-07 A-2 90 Heavy decay, consistent thr-ough entire thickness 

E-08 A·3 90 Heavy decay, cor~sistent through entire thickness; slight:y improved 

at outt'r 1/2 inch 

SOUTH ELEVATION 

No. Wall Type %Decay Comments 

SOl 8 ·1 75 Decay at siding, large pocket of heavy decay at 1 to 1-1/2 inch depth. 

No res1stance noted between 2 and 3-1/2-lnch depth (::.uggests 

p:Jssible stud spacing, TBD) 

S-02 8-1 so Decay at sid1ng: pocket of heavy decay at lmch depth. No resistance 

noted between 2 CJnd 3-1/1-lnch depth (suggests poss<ble stud 

spaong, TBD) 

S-03 8-1 60 Decay at siding: outer 3/4 mch depth in better condition than 

inner 1 inch. No res1stance noted bet weer 2 and 3-1/2 inch deoth 

(suggest::. possible stud spacing, TBO) 
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I>iscussion 

Disc11ssion 
Extenor wood members and components at the Cornelia 

Wh1te House are m an advanced stage of decay. Wood 

decay, m general, follows a definite progression from 

sound wood to total loss of wood fiber The early stages, 

known as InCipient decay, are charactenled by stammg and 

discoloration, and an 1n1tia surface loss of mtegrity There 

no vo1ds present, and probmg w1th a screwdriver reveals the 

surface as soft or "punky" As the decay progresses, small 

voids develop, extend1ng primarily along the gra1n structure, 

and allowmg for mo1sture to move more read1ly through the 

wood, th1s is known as mtermed1ate decay. In the advanced 

stage of decay. large vo:ds develop, often where the decay 

onginated, and continue to extend further into the wood 

Th1s can lead to heavy losses of the cross secnon and can 

compromise the structural1ntegnty of the wood member. 

Under load1ng conditions, this can lead to crush ng fai lure. 

Due to th1s advanced decay state, 1t w1ll be 1mportant 

to determine whether the ex1st1ng wood can carry the 

required structural loads of the build1ng. rurthcr analysis by 

a structural engmeer IS needed to determme if add11lonal 

structural strengthening IS requ1red 
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l>iscussilnl 

This advanced decay has developed over tirne from a 

combination or factors Wood deterioration can be t'le 

result of phvsical processes, sJch as weathering, structural 

overloading, mechan1ca! damage or shril'kage; or b1olog1cal 

processes, includmg decay and msect attack. Weathering 

from cyclic wetting and drying, exposure to ultraviolet light, 

and ero<:>ion from wmd-blown debri<:> can all change the 

surface appearance of the wood, lightening and graying 

the color and erod1ng the grair1 ~tructure at the surface. 

Dccuy is brgcly the result of moisture infLtration. ;Jrolongcd 

exposure to moisture can produce undesirable conditlo~1s 

and long-term maintenance concerns 1nclud1ne rot and 

insect attack, warping and dimensional changes, stains and 

peelrng paint Roof and plumb1ng lea.<':>, poor architeCLural 

detailing of flashings, poor ventilation, Jnd inappropriate 

use of materials can all lead to trapped moisture witl:in 

wood materrals and instigate the deterioratlOn. Wood will 

also decJy when in contact with other materiJ!s, such as 

porous masonrv, or with the ground W1thout 1ntervent,on, 

the decay can become a self-sustaining and progressive 

problem. Decayed wood can absorb ana hold water far 

more readil'( than sound wood, and larger members can 

hold moisture for longer periods of time. Specifically, at the 

Cormcl1a WMe House, poor drair1age, the u5e of sealant;. 

and a lack of adequate base flashmgs or waterproofing 

at the toundatio:~ wall have all d•rectly contrrbuted to 

the advanced decay at the base of the walls throughout 

the structure. Contributing to this is the general lack of 

ma·nlenance, lhe ':>lres':> from multiple relocatror1s, poor 

previous repairs with Inappropriate milterials, <Jnd I<Jck of 

surface water control including roof water and overspray 

frorn sprinklers 

28 

Wood decay is caused by fungi, includ·ng brown rot, 

white rot and dry rot. Theo;.e rur:g1 break down the wood 

components over time, a.1d can ultimately lead to a loss 

of structural integrity and failure Thrs can happen at the 

surface, or internally, creating sub-surface rotted voids 

which may or may not have any ViSihle s1gns at the sur race 

Moisture absorptlOn through end r;ra1n, checks, spFts or 

holes can provide a favorable environment for decay fungi 

to attack the heartwood at the center of large trnbers. 

Gcncr<llly, if the moisture content of the wood is less 

than 20 percent, fung1 are unable to grow and p:opagate. 

Mo1sture contents between 30 and 40 percent are highly 

favorable and an indication of advanced decay. Insects 

only need the moisture to be greater than 10 percent to be 

Jctive. Luckily, there welT! no outward signs of recent insect 

activity or damage at the house 

In general, the simplest ways to control dccav is through 

metnods of keep1ng the matenals dry Maintain the roof 

regularly Provide drainage control elements such as gutters 

and downspouts to caiTY root water away from :he build1ng 

F1x ar~y roof or plumbing leaks quickly and take measures to 

dry out the materials. Redirect sprinkler heads or reloca:e 

them awav from the budding. Reduce anv dense vegetatlOn 

around the building. Inspect the foundation and crawl space 

regularly, and clear awav any accumulated debris or soil 

bL~ildup from erosion Apply wood preservatlves to protect 

against dec;w Jnd insect Jttack. Applv water repellents 

with rnildewcide additives that will not orily kill active fungi 

but gua.'d against future Infection as well. And maintain 

protective paint r.oatngs 
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1 )/sc_'iL'·osiun 

Wood preservatives are highly recommended for 

controlling decay and insect attack, and were most l1keiy 

used to originally treat the cross ties at the Corne!ia 

White House. Railroad tles were historical!y treated with a 

creosote solutlon to 1ncrease their durability and service 

life ~he solution was a pure coal tJ~ product derived from 

ta~ produced by the carbonization of bituminous coal. 

This solution was ohen blended with a heavy petroleum 

oil to reduce the cost of the preservatve.' Reportedly, 

an untreated cross tle will last a8out 5-1/2 years of use, 

whereas a creosote-treated cross tie can be in service in 

excess of 30 years. These creosote solutlons are highly 

preventive against wood- destroying organisms, are 

relal1vely insoluble 1n waler, and have good depth of 

penetration 1nto the wood. They are also low cost and have 

a long history of usc. Unfortunately, they have also been 

class1fied as a restncted-use pesticide by the EPA, and 

their uses Jre limited to those that do not involve frequent 

human contact due to their toxicity. They can harm both 

people and plants, have an unpleasant odor, and shou!d 

never be used mside res1dences or inhabited structwes. 

They are also a potential fire hazard; fre<:.hly treated tirnber 

can ignite easi!v and burn readily. Additionally, the oilv 

preserv<:~tiv<: iirn1ts pa1nt-ability, prever1ting good adhesion 

of paint coatings. 

Any origi'1a! creosote compounds used on the Cornelia 

White House cross tles have most likely leached out of the 

existmg wood materials over the last century, and no longer 

pose any potentlal harm. However. samples should be 

taken to confirm what, if any, material remains. Contractors 

should alo;,o take precautior1o;, when cuttlng or handling 

the histo~ic cross ties, in particular avoiding frequent or 

prolo1ged in1aiation of sawdust. Personal protective 

eqU1pmenlinclud1r1g goggles and dust rnasks should be 

used. 

Cross tl':' !ndusu y · 

The ex1st1ng wood materials at lhe Cornelia Wh1te rlouse 

can be re·treated with a surfJce-Jpplied wood p-eservatwe 

1 his re-application is h1ghly recommended to extend the 

l:fe of the maTerials. There are water-borne solutions 

ava1lable that will proVICie comparable protection to the 

creosote coMpounds w1th fewer tox1c risks. Borate-based 

compounds, specificallv, ae the most common!v used 

water-borne preservatives and can be successfully used 1n 

this application. They can be sprayed, brushed, or injected 

as surface treatments They are also available as rods for 

time-bpsed delivery. Borate preservatlves are denved from 

sod1um borate, which is th2 same material used in laundry 

additives. And 11 other construction (jppl1cations. they &e 

used for pressure treatment and fire-retardant treatment 

of fram1ng lumber. They penetrate deep into the wood, 

and Will not affect subsequent painting, staining or glu1ng. 

They are not corrosive to most metal fasteners, although 

aiuminurn and galvCJnized metal mc;,y be affecled 1f in 

proximitv. 

The prime advantage of using borate preservatives rather 

than other types is thLit they are effective against browr rot 

and wh1te rot fur1gi and mosl wood-destroymg insects while 

beirg relatively safe for both users and the environment 

When used in above-ground applications, they remain 

stable unless exposed to stand1ng water (they will leach 

outj. Surface-applied borate preservatives wiil need to be 

used in con;unctwn with a water repellent w1ich contains 

a mildewcide in order to prevent leaching and control any 

mildew The water repellent S;Jecitied should be formulated 

to be paintable. -:-he water repellent w:ll also extend the l1fe 

of the paint coating by keep1ng the wood dry longer. 

Architectural Resources Group I Con lei;? White H00.se t ;,~crior i'WC~lii:V\1011 Rcp,_;r 1_ 29 
42 



f)iSClU;sioll 

Borate-based preservatives, when surface-applied will 

not penetrate below any painted surfaces. Therefore, the 

existing paint coatings at the Cornelia White House must 

be removed prior to treatment. Th1s is actually benehcial 

since the exist,ng paint coatings are 1n poor conditlon, and 

in some cases obscure underlying wood deteriorCJtion. The 

ex'sting paint lavers w1ll need to be removed carefully, most 

likely with chemical strippers and hand removal methods. 

Field-testing of several commercial pa1nt strippers wdl 

be necessary to determine their efficacy, application and 

removal methods, and dwell times. In general, strippers 

that are based primarily on N-methyl pyrrolidone {NMP) 

are recomrr.ended. This type of stripper is know1~ from 

experience to swell and disrupt the pa;nt layers w1th less 

damage to wood fibers th(Jn other types of stnppers, such 

as alkaline svsterns. This type also requ1res less aggress1ve 

ne!utral,zing and dearing methods than other types, such 

as these based on methylene chlonde Removal should be 

performed carefully W!th wooden and plastlc hand tools to 

limit damage to wood fibers. 

Once stnpped, and pr-1or to applicat10n of the wood 

preservative, tre more highly degraded wood f,bers and 

organiC debns ir. rottf:'d and insect-eaten areas can be 

rerroved using small hand tools sue(] as wooden skewers 

and dry b: ushes. The "skeletal" remi'lins of the wood 

structure and the exterior surfaces should be ieft intact 

as much as possible for later i1corporation into epoxy 

repa1rs. Depending on the location and the lev;: I of decay, 

temporarv shoring and/or structural stabilization may 

be required Also at th1s hme. old natching materials and 

epoxies should be mechanically removed w1th hand tools 

The previous patches no longer serve their purpose. and 

contribute to the decay by trapping moisture in the wood. 

Once the coatings, previous patches, and decay debr1s are 

removed and more of the extent of the detenoration is 

VIsible, add1t1onal survey will be necessary to determine 

which rnernbcrs will require which type of repair (or a 

combinatlon thereof). It wiil be 1mportant at this t;me to 

determine thresholds for wood repair, delineating between 

wood that is considered acceptable to remain and can be 

treated with preservatives; wood that is deter;orated and 

can be repa1red w1th epoxy methods; and wood that cannot 

be salvaged due to advanced decay or structural strengtr 

loss and wil; require replacement. Wood reolaccment 

can take the forrn of dutchmen repa1r::,, partldl or full 

replacement using in-kind lumber 

Epoxy repairs can be rnade wilh wood-cornpaltble lwo-parl 

epoxy p[)tching compound, such as Abatron's VVoodEpox. 

These compounds bond to the surface of the existing wood, 

tiding cracks, holes and voids Without shrinking or crumbling 

like cornrnon wood fiilers. And when used in combination 

w1th an epoxy res1n, such as t-\batron's Liquid Wood, w;ll 

consolidate rhc existing dried out rotted or spongy wood 

dur·ir1g the repair process. The epoxy patches can also be 

sculpted and tooled at the surface to mimic the texture of 

the wood grain_ And depending on the desired finish .. they 

can be painted, stained or integrally pigrnented to blend 

and visually minimize the repair 
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I )isi'll ssirJI1 

For wood that cannot be repaired with epoxy methods, 

there are several optwns for replacement depending on 

size, location, etc. The wood spec1es of the Cor·nelia White 

House cross ties and siding is unknown at this time. It 

will be ;mportant in the repair process to match any nev.: 

wood as closely as possible to the existing. Therefore. 

wood identificatio1 analysis of samples is needed prior to 

specifying any replacement wood. Historically, railroad tles 

varied widely in wood speues depending on availability and 

climatic co1ditions. In the western states, wood species 

mcluded CrMorn1a Black Oak. Oregon Oak, Do·Jglas Fir, and 

a large group of western softwoods Including pir1e, spruce, 

larch, cedar, fir. redwood, and hemlock.· 

In addition to match1ng the species, new wood should 

be selected to be s1milar in grain p;:,ttern to the existing, 

and 1t should be fabr1cated to match a:. closely as possible 

the original dimensions, cuts, details. and finish. Cross tie 

repa1rs can mclude a dutchmar"l repa1r, where only a 5mall 

portion of a wood membe~ is replaced; a partlal or fu!l face 

repa1r, where the intenor decayed portlon of the member 

is replaced while retaining the h1stonc sound face mate~ial; 

an end repair, where the deteriorated end of a member 

is replaced; and a full replacement, where the entire 

decayed member is replaced with new wood. These repairs, 

1ncL.Jding the epoxy repair method noted a:JOve, can be 

used for cross ties, as well as board-and-batten siding 

4 Thp T,f' Ci•nrlf'. Hanriboo!< for Commercral Timbers Used by U;~' 

Crosslw lndu~!rJ!' 

Unfortunate.'y, wood repairs and presep;ative treatments 

alone will not be enough to preserve the Cornelia Wh1te 

HoJse as it currently stands. There are a number of 

concerns, as previously rnentwned, that have contnbuted 

to tne decay ard will continue to do so unless remedial 

measures are taken In partKular, poor drainage, the use of 

seabnts at joints. and a lack of adequate base flash:ngo;, at 

l~1e foundation wall, have all contributed to thf' advanced 

state of decav at the base of the walls. in order to correct 

ln1s, the foundat10n wali will need to be revised to include 

metal base flashings and/or a waterproof rT'embrane 

separat1o1~ between the wood walls and the masonry. The 

top surface of the foundation wall will also need to be 

wrrected to slope away from the building. Other changes, 

such as installing gutters and downspouts and rev1sing 

in ground sprinklers, will aid in controlling and d1rectmg 

water away from the build1ng 

Another contributor to the decav observed 1s the current 

condition of the windows and doors Decayed wood 

f-aming and trim, deteriorated glazing putty, broken glass 

awi 1ll-fltnng components all prov1de avenues for moisture 

inflltratlon and p-omote decay_ The windows and doors 

wll! reed to be carefully repaired, with p<vticuiJr attention 

paid to the mcorporarior1 of flashings at frame openings 

Similarly, fiashing will need to be incorporated at wall 

penelral1ons, such as lhe hVAC ductwork. 
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1h:'almenl Recommendations 

1h>cftmenl Recommendations 
The Cornelia Wh1te House will requ1re stgntficant 

Intervention to address the substantial material 

detenorat10n and structural deficiencies observed Prev1ous 

schematic repairs proposed by IDC include re-cladding 

the building With new vertical board and batten Siding and 

weather barners, new galvanized base nashmg at the base 

of new siding, and wood dutchmen repa1rs at the base 

ofType A walls . It is unclear from the plans how much, if 

any, stabtltzation of the detenorated wood is proposed 

prior to re-cladd1ng These proposed interventlons are 

extremely minimal in scope and ineffectual in addressing 

the level of decay present They are also problema be from 

a preservation standpoint, and should not be considered 

an appropriate level of treatment for this histone butlding 

The Secretary of the Interior's Guidelines cautlons against 

"al tenng wood features wh1ch are important 1n definmg 

the overall h1stonc character of the bui lding so that, as a 

resu lt, the character IS d1min1shed," ... "fa11ing to stabthze 

deteriorated or damaged wood," and ... "failing to identlfy, 

eva luate, and treat the causes of wood detenoration."· 

The woodwork at the Cornelia Wh1te House is a character­

defining feature of the structure, and should be preserved 

through appropnate means Re-cladding the ex1sting walls 

obscures the onginal matenal from view and interpretat1on; 

adds thickness to the walls, prompting other mod1ficat1ons 

such as at w1ndow and door open1ngs; and encapsulates 

the decay from view, making monitoring and future 

maintenance all but impossible. 

5 Weeks Kay 0 and Aune E Gnmmer Secretar v of the lntenor's 

Standards for the Treatment of Histone Propertre>s wrth Gurde>lonE>s 

for Preservrng, Rehabtlttatrng Restonng & Reconstructton Htstonc 

Butld.ngs, U. 5. Department of the lnterror Natrona! Park Servrce. 

Washrngton D c 1995 
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'll'eut n 1e nl H ('COlli/ 11e rul at io 11 s 

We h1ghly recornrne11d a rnore cornpreher1srve ex tenor 

restorJtion project be undertaken to address the decay and 

deflcierlCies at the Cornelia White House \"ie believe that 

this can be accomplished through a carefully cons1dered 

approach to conservation at the existing materials, and with 

the goal of reta1n1ng as much histor1c fabriC as is possible 

Our treatment recommendations are as follows, including 

structural analys1s, further investigation and testmg, 

wood preservative treatments, wood repa1rs. an::l other 

recommended repo:rs and upgrades 

Structural Analysis 

The cross tie structural members at the base of the exterior 

walls are in an advanced state o; decay, particularlv at 

building corners and east and west elevations. There are 

large vo1ds and heavv losses of the cross sectlon ill some 

areas that have most likely compromised the structural 

inlegr1ty of the wooa members. Under loading condit1ons, 

this can lead to crushing failure. Further structural analysis 

shou'd be performed by a qualified structural engmeer 

to determine whether the existmg wood can carry the 

required structural loads of the Juiid ng The engineer can 

analyze the existing load-carryir~g capacity and determine 

where additional strengthe11ing may be required. The 

erg1neer can also look more closely al fourldatlon-to-

wall (]tld wall-to-roof connections. as well as late~al force 

res1stance, to determine if addit1onal se1Srn1c suengthen1ng 

cou:d be performed concJrrent with the wood repa;rs. 

Se1smic upgrades, up to tillS poirt. have not been 

considered of pr1mary Importance in relat10n to the leve! of 

material degradation; however, f in•Jasivc wood rcpdirs dnd 

structural strengthening will be required to preserve the 

wood fram1ng, ar1d additional lateral force resistance could 

be mtroduced at the same time, it wouid be beneficial in 

the long run. 

Further Investigation and Testing 

Additional survey and testi1g is needed at tile Cornelia 

Wh1te House in orcer to fuliy determme the scope of repa1rs 

and specify repair procedures. These should idear:y be 

performed dunng the construction document preparat1on 

phase They include the following 

1. Perform exploratory open1ngs at select locations 

around the structure to confirm ex1sting wall sections, 

deta;ls and wood conditwn. This will require careful 

removal and reinstallation of exterior siding materials 

to expose vvall frorning 

Perform a moisture survey with a condtJctance rnccer 

to confirm mo1sture levels in cross tle members. Th1s 

will help determine the extent of the sub surface 

decay 

~- Take samples of existing wood, and .Derform wood 

identf1catior anaiys1s to deterrTl!ne original wood 

species. This will aid in specifying replacement 

materials 

4. Analyze samples of originJI cross ties for remaining 

creosote compounds, if any. Th1s will help gu1de 

contractors 'n personal protective equ1pment a1d 

methods for handlmg. Recommended handling 

procedures ca.1 be 1ncluded in the project 

specifications. 

5 Take samples and perform J historic finishes analysis 

to confirm original finishes, if pos'>ible. Due to the 

advanced decay state, th1s may be difficult. However, 

protected areas such as the porch may yield good 

results. Color matches for origmal paint colors can be 

specifled. Also, if natural or st<:~ir1 finishes are found 

(not likely but should be con"irmed), aCditional steps 

can be taken te> visually integrate epoxy repairs and 

replacement wood to blend with the existmg 

34 Architectural Resources Group I Com:::ia Whitt: Housf: r:xle''Uf ;nvc~t;gat1o11 Rt'f;IJ! t 46 



'1 h~a t lfl(' nt J\('co 11 u nc w/ u t io 11 s 

6. Field test several NMP-bas::d cornmerc;al pamt 

strippers at select locations to determine efficacy, 

applicat10n and rernoval :nethods, and dwel! times. 

This information wil! be included 1n the specification:. 

7. Perform a full wimJow and door survey to determine 

the scope of treatment, and develop repa1r details 

r his may reqUire m1n1mal exploratory openings at 

Sf'lect locations to confirm existing openirJg details 

and cor1d1tion of framing members Exploratory 

openings witl be made through careful removal and 

reinstallation of exterior tr M. 

Wood Preservative Treatments 

Surface -applied wood preservatives are highly 

recomrnended for controllmg decay and preventing insect 

attack. Recommended surbce preparatlOI' and treatment 

mdhods include the following: 

1. Chemically strip and mechanically remove ex1sting 

paint coalings from extPrior wood surfaces Methods 

to be based on conservator testmg (see above). 

Remove carefully with wooden and plastic har1d tools 

to ];mit damage to wood fibers 

2. Mechanically remove old ~atching materials and 

epoxies w;th hand tools 

3. Remove the more highly degraded wood fibers and 

organrc debris in rotted and ir1sect-eaten areas usmg 

~mall hand tools such as wooden skewers and dry 

brushes. The "skeletal" rema1ns of the wood structure 

J:ld the exterior surfaces should be left intact as much 

as possible for iater incorooratio:~ into epoxy repairs. 

Depending on location anc levrl of decay, temporary 

shonng and/or structural stab;k::allon may be required 

4. Following rerrovals, perform addrtional field survey 

lo conf;rm wh1ch members will require which type of 

repair (or a combination thereof.) 

5. Treat existing wood with a borate-based wood 

preservati•Je cmd fungicidal treatment, such as 

Borrada LP Wood Presl?rvatwe/lnsect Control (Control 

Solutions, Inc.) or Bora-Care Wood Treatment (N;sus 

Corp.) Brush solunon into affected areas and in cavities 

until saturat10n (may take several applications.) 

Wood will look wet and dark in color after treatme1t; 

however, this will dim:ndl withrn a few davs. Full 

rvaporarion of the moisture from this treaunent 

should be conrpleted pr1or to starting wooci rppairs. 

6. Install borate rods at the base of the walls for 

corlinued prolect1on from rnsect attack. The rods, 

such Js System Three Resins ··sor8'' line (formerly 

IMpel Rods) are availallle in varying sizes Depending 

on t-'le wood member s1ze to be treated. The:,' can 

be rnserted at intervals along the length of the walls, 

recessed 1/4- n::h be!ow the surface, and the hole 

filled with the epoxy filler. It should be noted that the 

DO! can corrode aluminum and galvan;zed metal, 

so thev should be located awav from anv fasteners. 

flttings, etc. that could be affected siJould enough 

water penetrate the wood to actwate the rods 

7. Prror to pa1nt1r1g, apply a clear, paint able water­

repellant contarrdng a rn1!dewcide. such as Rust-Oleum 

Wolman Wood life C:ass;c or similar. 

8. Followmg v:l repa1rs and preservatwe treatmellts, 

re-pa:nt all exoosed "'tmod surfaces with a high quJiity 

wood primer and h1gh quai1ly extericr parnt. 
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'JI·eut men! Necmnmendutions 

Wood Repairs 

\Vood repair·s are gener.::llly divided into wood that car1 be 

stabilized and repa1red w1th epoxv methods, and wood that 

must be replaced (in whole or in part) due to advanced 

decay or structural strength loss. 

Epoxy Repair Methods 
See "Appendix C: Epoxy Repair Method" for sample 

photographs of treatment steps 

1. Consolidate decay and excavated areas With a solution 

of Liquid Wood (Abatron, he.), a two-part penetrating 

epoxy resin, diluted 1:1 by volume with ISopropyl 

alcohol Brush lhe solutwn i:lto the> atfected areas 

to saturation, and then fol 1ow within 10-20 mrnutes 

after wrth a =nixed, undiluted solut.on of the Liquid 

Wood. lmmediatelv remove any excess rnaterral and 

drips fmm exterior surfaces with acetone immediatelv 

fol.owing appl1catwns; otherwise, a sh1ny res1due will 

develop on the surface 

2. While the L1qutd Wood ts sulllacky (nol fully cured), 

fill voids and larger splits with WoodEpox (Abatron. 

Inc). a specially formulat!:'d two-part epoxy patching 

compound. Mix the Wood Epox first 1nto a slurry or 

rurtny paste by add1ng LiqL.id Wood (1:1 by volume) 

Grush and work thts slurry mto the deepest crevices 

and recesses. 

3. Before the slurry cures, fll cavities. voids and splits 

w1th undiluted Wood[pox. Work into voids and 

recesses with artist spatulas and ocher hand tools 

Build out losses as required to level with ex1sting 

surround1ng wood surfaces 

4 Whtle the epoxy is still workable and not fully cured, 

shape and scu:pt the patches to blend with the existing 

surfaces. Use small hand tools, such as wood skewers, 

dental picks and orti;.t spatulas, to texture the patches 

to rnim:c wood grain. Please note, 1t 1s Intended that 

epoxy patches behave tn ci1rnens1onally the same 

manner as t~1e wood member. Scorirg or otherw1se 

including planes of weakness within the dimension 

of the patch, corresponding wtth stmtlar features of 

the wood wdl help ensure ;:hat the p(ltch can bchJvc 

s1mllarly, expanding and cvntracting along With the 

wood member. 

5. After the patches have cured, additiortal shaptng 

w1th rasps, woodworking chisels, sandpaper, and 

metal tools ccn be completed i:lS des1:ed; however 

this is more difficult to do than when still workable 

Sanding will open U;J the 1nher·ent porositv of the 

epoxy, ensuring it takes stains and consol1dants ir 

a similar manner to the wood, and help to facilitate 

breathabil1:y. 

6 Please note: The::,e recummendatlO:l5 assume that 

the desired new finish Will be pamt. If natural or sta1n 

fin1shes are found to be the original tinish, additional 

steps can be taken to 1ntegraliy pigment the epoxy hils, 

and v;sually integratt: epoxy repairs and replacement 

wood using dve stains and faux finish;ng techniques 
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'Jl·eatment Reco!rrmendations 

Wood Replacement Methods 
The following are repair methods with replacement wood 

The repairs will vary m size and location. a1d should be 

determir1ed by tf1e conservator !f\ the field (see ''Wood 

Preservative Treatments" section, no. 4 above for more 

i1fmmauon on additional survev). New wood should match 

the existing spec1es. grade, size, deta1ls, grain and finish as 

closely as possible. The repair methods are as follows. See 

"Appendix D. Wood Repair Details'' for schematic repair 

drawir1gs. 

1. Dutchma1 Repair: Replacement of a smali portion 

2 

3 

of a wood member, partial thickness. Size will vary 

depending on the level of decay Dutchmen to be set 

1n epoxy 

Face Replacement (New lntenor Wood): Replacement 

of the interior decCJyed portion of the member while 

retaw1ing the histone sourlC face rqaterial. This will 

requ!re removing the mem!:>er (or portion of the 

member), cuttlng away the decay, prepp1ng lhe new 

lumber, attaching the sound historic face w1th epoxv. 

and reinstalling the repaired member. Th1s repa1r can 

var)' 1n length, depending on amount of decay 

Face Replacer1ent (New Exlenor Wood): Similar to 

above, this IS for replacement of the exterior decayed 

portion of the member while retaining the historic 

sound rnater1al behir1d. This will require cutting avo'ay 

the decayed face material, :xepping rhe new lumber, 

and attaching with epoxy 

4. End Replacement: Replacement of a deteriorated 

end of a wood member. This will require removing the 

deterioratec natenal to sound wood, ar.d prepping 

the remaining sound wood to fit and install;; new piece 

w1th 2 lap or angled joint. !\Jew wood to be anchored 

with fibergiJs rods set in epoxy. 

5. lnfill Replacement: Replacement of a portion of a wooc 

member, full thickness. This will require removing the 

decayed portion of the rnernber, prepping the new 

wood to fit, and installing with fiberglas rods set L1 

epoxy 

6. Full Rep!acement: Replacement of existing decayed 

rnember with new wood. This w1ll requ1re removing 

the deteriorated membe~, and installing a new one, 

using similar joints. anchorage, elc. Th1s may requir·e 

additional anchoyage based on structu'ai engineer's 

recommendations. 

"J. Repa1rs to board siding and batten tnm may be 

Similarly repaired through epoxv methods or partial 

or fuli replacement pieces 

Please note: Temporary shoring and/or stabr!ization 

-.viii be required during the repair process for stn;ctural 

cross tws and other frarnrng rnernt.Jers. 
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'Jh~ut ment Recommt>ndutions 

Other Recommended Repairs and Upgrades 

In addition to the above wood repairs and preservative 

treatments, there are other contributing conditions that 

should be corrected or repaired to prevent future decav. 

These 1nd.Jde the following: 

1. Rev1se foundat1on wall des1gn to include metal flashing 

a1d/or waterproof membrane separatwn between the 

wood walls and the concrete/stone wall. Correct top of 

foundation wall to provide slope away from build1ng 

2 Revise co~1cre::e slab detail at southwest corner near 

kitchen entrance Provide below-grade waterproofing, 

flashi'lgs .. etc. tor protection of wood framing 

3. Repair windows and doors based on additional 

survey. Repair wood deterioration, Incorporate 

concealed membrane nash1ng at window openings 

ar.d sills, repaint, re-glaze with new puttv. and repair 

hardware/ adjust orerabi!ity as required. If desired, 

install UV films as glass for add1tioncl UV protectwn 

of collect1on.~ Replace kitchen door with historically 

appropriate new wood door 

38 
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s 

Revise wall detail at HVAC chase penetratwn to include 

Lhrough-wa·l tlash1ng and/or other waterproofing at 

terminatlon with s1d1ng 

lnstali new low-pmflle gutters at eaves, and 

downspouts. 

6. Red1rect, modify and/or relocate sprinkler heads as 

needed to avo1d spray of buildi'lg wails 

7. Re~a;r wood fenct=: at rnechanical area. Revise fence 

detail to remove wall connections at the southwest 

corner of the dining roorr 
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Appendix C 

Sample Epoxy Repair Method 

1. Raher prior to treatment 2 Application of chemical stripper 

. . ~.,; .. ·, t l 'j .. 

3. Mechanical removal of decayed wood 4 Application of borate-based wood preservative. 

5. Apphcat10n of Liqu1d Wood consohdat10n treatment. 6. Removal of excess at surface With acetone. 
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7. Color tests using dry pigments to integrally pigment 

WoodEpox epoxy fill (Not applicable if pamting.) 

9. Epoxy fill being shaped to match rafter tail end . 

11. Drilling hole to for borate rod. 

8. Filling vo1ds with WoodEpox epoxy fi ller. 

10. Epoxy fill bemg tooled to m1m1c wood gram. 

12. Inserting borate rod. Set 1/4-mch below surface. 
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13. Completed epoxy fill at borate rod. 

15. Additiona l tooling of epoxy fill surface 

17. Brush1ng in additlonal stain wet-on-wet for further 

v i~ud l integ1 dlioll. (Not appli<.dule fo1 pdmted fi11i~h) 

14. Sandmg of epoxy fill. 

16. Application of dye stain. (Not applicable for painted 

finish) 

18. Dabbing w1th rag to add texture. (Not applicable for 

pdillted fm1~h) 
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19. Completed rafter repair. 20. Completed rafter repair. 
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Appendi:r D 

Typical Dutchman Repair 
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Typical End Repair 
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1ypical Infill Repair 

General Notes (All Repairs): 
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1. Prior to work, carefully document existing conditions. 
2. Provide temporary shoring as required to facilitate repairs. 
3. Take care to match existing wood species, grade, finish, direction and paltem of grain. 
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August 12, 2016 

Sarah Devan 
Architectural Resources Group 
65 N. Raymond Avenue, Suite 220 
Pasadena, CA 91103 

Reference: PRELIMINARY STRUCTURAL EVALUATION AND HISTORIC 
STRUCTURES REPORT OF CORNELIA WHITE HOUSE 
PALM SPRINGS, CALIFORNIA 
[SF PROJECT #16125] 

Dear Sarah: 

It is our pleasure to provide this report of our findings regarding the Cornelia White House 
located in Palm Springs, California. This report is provided per our May 17, 2016 proposal to 
you. 

The intent of this study is to provide the owner with relevant information and 
recommendations regarding the condition of the existing residence. According to the records, 
the house was originally constructed on another site in 1893. The structure was relocated in 
1944, and relocated again to its present location at 221 South Palm canyon Drive in 1979. 

Reviewed Documents: 

• Exterior Investigation Report- Cornelia White House, March 18, 2016 prepared by 
ARG. 

Building Description 

The house was reportedly constructed in 1893 and included framing members of "railroad ties 
that were salvaged from an abandoned narrow-gauge rail line". The original portion of the 
house has a pitched roof and the portion of the house with a flat roof is and undated addition 
to the original structure. The exterior walls of the original portion of the house are composed 
of horizontal railroad ties stacked horizontally at the base, then stacked vertically above. The 
roof framing is not visible. The perimeter foundation walls appear to be constructed of cast­
in-place concrete (reinforcing is unknown) and faced with river rock. The width and depth of 
the perimeter foundation wall is unknown. The interior foundations supporting interior posts 
and cripple walls consist of miscellaneous conditions such as wood piers bearing on a loose 
CMU block, some posts bearing in soil, some bearing on "temporary" metal tripod supports, 
and other substandard conditions. There is a large stone fireplace and chimney in the living 

19210 5. VERMONT AVENUE, BUILDING 8, SUITE 210, GARDENA, CALIFORNIA 90248 

PHONE 310-323-9924 FAX 310-323-9925 
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room and another smaller exterior chimney, appearing to consist of adobe units, in the corner 
between the bedroom and "second room". 

Observations 

• The foundations of the building are not adequate to provide competent support for the 
structure and do not meet the current International Building Code requirements, or 
the lower requirements of the California Historical Building Code. Presumably, the 
foundations were constructed as part of the 1979 relocation of the building, but they 
do not appear to meet the building code in affect at that time. The perimeter 
foundations are mostly continuous, but the reinforcing is unknown, and no anchors 
between the framing and the foundation wall was observed. The interior framing bears 
on several different conditions, but none appear to have been engineered or meet any 
minimal code requirements. 

• The stone fireplace and chimney were likely constructed as part of the 1979 relocation 
project. It is not known if the structure contains any steel reinforcing bars. Although 
the building location is of lower seismicity than other regions in California, some 
anchorage between the chimney and roof framing is required to resist lateral loads. 
Interestingly, the area's wind load on the house may even govern the lateral load 
demand on the chimney and improved anchorage between chimney and roof framing 
will also improve the overall structure's performance during high wind events. 

• The smaller adobe chimney on the exterior of the building is susceptible to lateral 
loads and weathering and it should be anchored to the building. 

• The walls in the original portion of the house (labeled as Type A in the ARG report) are 
composed of horizontally stacked railroad ties at the base (generally about 2 layers), 
then a belt course on top and vertically stacked railroad ties above. Observations of 
the exterior surface show that some portions of the exterior are extremely weathered 
and decayed and it is likely that further damage can be found within the wall. There is 
obvious decay at the base of the walls where in contact with the top of the foundation 
wall. Numerous miscellaneous past repairs including installation of inserted 
"dutchman" and some epoxy patching is noted. The configuration of these railroad tie 
walls has an inherent out-of-plane instability due to the hinge point at the belt course 
level. 

• The Type B and Type C walls are stud framed walls covered in vertical board-and­
batten siding. In general, the siding is in very poor condition. It is likely that the wood 
studs behind the siding is in fair to poor condition. There is obvious decay at the base 
of the walls where in contact with the top of the foundation wall. 

• There is some minor settling as noted by the slight tilt in some areas of the floor and 
some minor cracking of the interior finish of the walls. 
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Recommendations (In order of priority) 

Priority Recommendation 

1. The entire structure should be inspected by a qualified pest control company to 
determine the extent of pest damage as well as wood decay. 

2. The foundations should be either replaced or retrofitted to provide a more stable 
base for the structure. The existing perimeter concrete foundations can probably be 
salvaged, but the walls above need to be anchored positively to the stem walls using 
a Universal Foundation Plate by Simpson Strong-Tie, or similar. (A photo is provided 
in the appendix to this report.) The interior foundations need to be completely 
replaced with new precast concrete pads and adequately anchored to the floor 
framing. 

3. The small adobe chimney should be retrofitted by adding vertical reinforcing bars 
and filling with grout to strengthen the section, and should be anchored to the roof 
to prevent it from toppling. 

4. The stone fireplace and chimney should be fully inspected for any signs of damage 
before use. It is assumed that the chimney is under-reinforced, and it should be 
anchored into the structure at the roof level and at the porch roof level to prevent it 
from toppling during lateral shaking (seismic or high winds). If the flue is damaged, 
it should be repaired if it is to be operational. 

5. The porch roof connections to the main structure should be supplemented with 
straps to ensure no separation and loss of vertical support can occur in the event of 
high winds or earthquake shaking. 

6. The original exterior walls constructed of railroad ties (Type A) require repairs and 
some bracing. The horizontal joint at the bottom of the vertical members is a hinge 
point for that wall and it can rotate out-of-plane at that location. Some continuous 
vertical strengthening is needed to run from the foundation level up to the top plate 
level at the roof line. Some ideas for retrofitting include what would be the 
equivalent to "center-coring" in the retrofit of an unreinforced masonry wall. This is 
accomplished by boring a hole from the top of the wall all the way down to the base, 
and inserting a continuous vertical rod and epoxy. Another option would be to 
remove interior finishes of the wall and inserting continuous vertical members in a 
vertical chase cut in the railroad ties from the inside. In both options, these new 
vertical members might be spaced 2 to 3 feet apart. Some improvements for 
waterproofing at the base of the walls where in contact with the foundation wall are 
recommended. 

7. The Type Band Type C walls should be closely inspected and repaired in kind. The 
siding could be reinstalled if in acceptable condition, or replaced with new siding that 
could also be designed to resist lateral loads. Some improvements for waterproofing 
at the base of the walls where in contact with the foundation wall are recommended. 

8. The minor settling of the floor could be corrected if desired while completing the 
recommended foundation improvements. 
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Conclusions 
The Cornelia White House is in fair to poor structural condition and repairs and retrofitting is 
recommended. Most significant are the poorly constructed interior footings, the decay of the 
wall framing, the hinge point in the original exterior walls, and the need to brace the large 
stone chimney as well as the smaller adobe chimney. 

Sincerely, 
STRUCTURAL FOCUS 

OwCL 
David W. Cocke, S.E. 
President 
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Figure 2: Existing crawlspace, interior support 

Figure 3: Existing crawlspace, perimeter concrete footing 
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Figure 4: Existing stone chimney 

Figure 5: Existing adobe chimney 
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Figure 6: Existing Type A wall constructed of railroad ties 

Figure 7: Existing wall with board-and-batten siding 
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Figure 8: Universal Foundation Plate manufactured by Simpson Strong-Tie, recommended for 
anchoring base of exterior walls to existing concrete footing 
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REQUEST FOR PROPOSAL 

Cornelia White House Stabilization 
City of Palm Springs I September 19, 2016 

Architectural 
~~~ Resources Group 

Arclriteclure 

!'Ianning 

Conservat ion 
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Arciln?ctu:cal 
l~esuurces \)roup 

Seprember 19, 2816 

Gianfranco Laur1e, PE, TE 

Senior Civii Engineer 

City of Palm Springs 

3200 East Tahqu:tz Canyo1 Way 

Palm Springs, CA 92262 

Subject: Cornelia White House Stabilization 

Dear Mr. Laurie· 

Architectural Resources Group, l<lc., (ARG) is delighted to have the opportunity to provide the City of Palm 

Springs with this proposal for professiona: ardvtect-of-record services and h1storic preservatio'l consu:ting 

for the Cornelia White House, located at 221 South Palm Canyon Drive in Pain~ Springs, California. We have 

carefully structured th1s proposal based O'l our previous exterior investigation in March 2016, ar1d the structural 

investigation performed by Structural F-ocus in Julv 2016. It includes a well~developed scope of work, timeline 

and deliverables for complete conuact documents for an exterior stabil1zat1on an:::J repair proJect. 

ARG has a 36-year r1istory of working on vital cu;tural resources and the rehabilitation and conservation of 

historic structures. We bring a unique set of qucnificanons to the project, with staft possessing special1zed 

expertise in investigation and documer1tation of historic -:.tr~_:ctures, conditlons assessments, wood conservation, 

and the shepherding of historic structures through the regulatory approval process. As an architecture, 

planning and conservation firrn, the collabor-ative nalure of our practice allows us to address the complex issues 

surrounding historic properties ir. a closely-cooroinated way from pla.1ning throug1 constr.J::tlon. 

Fo.c th!S prowct, we w1ll draw upon our in-house slaff with the rnost appropnate exper1ence and ski!ls. 

Christopher Smith, Principal, \Viii contlnue to serve as Pr:nc:pal-in-Charge. Christop1er believes in a collaborative 

and proactive management style and s f.L.:rrl~nti'y Prinr.ipal-in-C~arge on the rehabi:itation of Los Angeles Un1on 

Station, and the Barn at Wilderness Park in Glendale, among other exciting projects. Sarah Devan, RA, AIC, will 

serve as the Pro;ect Manager and will be the primarv point of contiict. Sarah is an arch1tect and conservator 

with exper1ence on numerous restorations and re!labililalions of existing wood buildings_ Sarah will contlnue 

her pre'/IOUS irwestlgation work at the Cornelia White 'louse, performing additiom! field sJrveys and materials 

testing, preparing the construction documents and speoficatmns for competlnve bidd1ng, and mon1tonng the 

work through construct1on. David Cocke, s::., F.SE:I, :-.r~scc, President of Structural Focus, will co'ltinue his work 

on the project and serve as the Structural Eng:neer-of-Record. ARG will collabo~ate ciosely with him throughout 

the projecr. 

Scope of Work 

Our scope of work for Tasks J 5 are summarized 111 the enclosed task and fee summary sheets, and in::ludes the 

following: 

1 Building lnvestlgation and Analysis 

Additional field investigation and survey 

Sample collection for material testing 

H1stor1c exterior fin1shes analysis 

Testing of sample repa1r methods 
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1\ rc !1 't cclL:r a I 
Resources (,roup 

2. Building Repair Design a'ld Consrruction Documents 

Base plar·s and elevations based on fleld measurements 

Construction documents anC specificatlons 

8 ;1.}11 <; .JicKf'- <.,~11:"' )0~) 

P.~:-c·,,:cr;.l, CJII<Jrr!l-~ SIICS 

Project Meetings and presentation to the Historic Sites Preservation Board 

o1:.: in 1 urli 

50% des;gn development and 100% constructlon document submissions for review by the City of Palm Springs 
and HSPB 

Submission of construction documents for r·egulatory review 

3. 13id Phase Services 

• Assistance with the bidding process, including participation in a pre- bid walKthrough, answering bidcers questions 
through addenda, etc. 

4. Construction Phase Services 

Bi- wrekly site visits to review work in progress; ISSue s1te visit reports and adjust repair quantities as required 

Project team meetings as ncedrd 

Submittal review, R~l response, meeti:1g mi;-,utes, final inspections, and review of requests for payment or cha:lge 
orders 

5. Project Documentation 

• F1n2l Report prepacation for the orcject record 

Fees for Basic Services 

We propo':>e ail work outlined above and herein for a fixed fee cost of $70,000, including all labor, materials and travel costs. 

Also included are corsu It ant fees for the structur.:JI engineer, cost estimator, and wood analysis testing. All work will be 

performed in keeping with ~he Secretary of the Interior'-:, Slondards for the treatment of Histone Properties, and the American 

instltute for the ConservJtion of Historic and t..rtistlc Work's {Ale's) Guidelines for Pracrice and Code oj' Ethics 

We can beg1n work immediately afLer obta1ning the not1ce to proceed. V'l'e estimate that the additlonal investigation, material 

testlng and constructlon document preparatlon wili tJke approxi,1lJtely three months, cvd that the construction phase will last 

approxima!ely four months. 

We hope the following proposal ma~erials are helpful as you consider the .A.RG team for rh;s work, and look forward to future 

discussions about th:s 1mportant project i'l the Cit~~ of Palm Springs. 

Sincerely, 

/;? c. . {]- ?-7ff; 
Christop~j_ SrT1ith 

Princ·pal and Office Di~ec:or 

Arch:tectural Resources Group 
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Finn Introduction & Expc>rience 

Runclw !.us Alwnilus 

FIRM INTRODUCTION 

Architectural Resources Group (ARG} helps people realize 

opportunit1es in the historic bui t environment. We navigate 

the range of needs and issues for clients and their hrstoric 

properties to create great places, enhance investment, and 

enliven communities. 

lnteyrated :1ppruaclr to De::iyn 
ARG was founded in 1980 with the belief that historic 

buildings play an important role in communities, creating 

places that have value and meaning. As a full-service 

architectural firm, we believe that older buildings can 

coexist with contemporary uses in posinve ways for both 

the user and community at large, our goal is to enhance 

architecture through preservatlon. 

Architectural Resources Group I ComP!Ia Wlute House ~tab• 11Jnor1 

The firm's staff includes architects, designers, planners, 

historians, and materials conservators who work closely 

together. 

• 21 Registered Architects 

• 10 Architectural Hrstorians 

• 6 Architectural Conservators 

• 7 Designers 

• 13 LEED Accredited Professionals 

• 2 AICP Planners 

Our portfolio includes award-winning innovative solutions 

for the adaptive reuse, seismic strengthening, stabilization, 

materials conservat1on, documentat1on, and restoratlon of 

historic properties, as well as the design of new structures 

rn sensrtlve envrronments. 
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Firm Introduction & 1-.):perience 

C'ommitmentlo Suslainoblc De!; ig11 
We are recogntzed leaders in sustatnable preservation. We 

incorporate sustainable design into every project, always 

finding the appropriate balance between preservation 

and sustainability goals. Our bui t portfolio encompasses 

LEED projects at all levels of certification including the 

LEED Platinum rehabili tation of the Linde+Robinson Lab for 

Global Environmental Science at the California Institute of 

Technology. The majority of our projects achieve LEED Gold 

rattng, such as Cavallo Point, the Lodge at the Golden Gate. 

l'lonni11g cmd llistm·y 
A core element of ARG's practice is preservation planning. 

The group has varied interests and areas of specialization 

in the fields of history, architectural history, historic 

preservation, cultural resources management, city planntng, 

environmental review, and urban design. The breadth of 

professional experience within the group provides a solid 

foundation for private and public planntng, research, and 

design projects with a historic preservation component. 

\laterial~ Co11seruat iu11 
Architectural Resources Group has over 30 years 

experience in the conservatlon and restoration of 

signtficant historic resources in the western United States. 

The firm is supported by a staff of architectural and fine 

arts conservators dedicated to developing appropriate 

conservation treatments. ARG maintains a complete 

conservation laboratory tn which conservation and 

restoration treatments can be developed and tested. Our 

reputation in the field of conservation is based, in part, on 

our technical experttse in the treatment of existtng historic 

fabric and our willingness to embrace an interdisciplinary 

approach to the preservation of cultural resources 

Our conservators are also trained in the executmn of 

conservation treatments in architectural settings and 

the constraints of on-site work. For thts reason, the 

treatments we develop are both practical and appropriate. 

All treatments developed by ARG conform to the Code of 

Ethtcs of the American Institute for Conservation of Htstonc 

and Artlstic Works. 

2 

Curry \ 'illu~e. Fo.'emitc ,\'uticlllull'urk 

Au•ards wzcl Recuynilion 
Architectural Resources Group has received over 150 

awards for excellence tn planning, h tstoric preservatlon, 

and arch'tecture from national and regional organizations 

including the American Institute of Architects, California 

Preservation Foundation, and the Natlonal Trust for Htstoric 

Preservation In 2006, the AlA Californta Council named 

ARG Firm of the Year, the highest honor AIACC can bestow 

on an archttecture firm. The award recognizes nrms who 

have consistently produced distinguished architecture for 

a period of at least 10 years and have produced work that 

transcends a stngular area of expertise. 

Archotectural Resources Group I Corneit<l White House StabdtzatlOn 
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Finn Introduction~_\: J·;_\pcricncc 

SERVICES & DISCIPLINES 

Arc!Jiteclure 

Preservation 

f!funniny 

Restoration 

Rehabilitation 

Adaptive Reuse 

New Design 

Sustainable Des1gn 

Universa! Access Design 

Programming 

Building Assessments 

Feasibility Analysis 

Co~1Struction Admin15trat1on 

Historical Rese[Jrch 

Histone Resources Surveys 

Historic Struct'Jre Reports 

Local, State, and National Register 

Nominat.lons 

Design Guidelines 

HABS Documentatlon 

Environmental Compl1ance 

Documentation 

Historic Preservation Ord1nances 

Historic Preservation Plans 

Master Planning 

Tax Cred1t Cer t1hcaLons 

Mills Ac: Property Tax Abatement 

P~ogram Applicatlons and 

Adr-ninistr at1on 

( \11 L~c n ·ol iou 

Materials Conservation 

Cond1tions Surveys 

Repair & Maintenance Plans 

Conservat1on Construction 

Managemem 

Ma1ntenance & Remedial Work 
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Firm lntrocluclion & }):pericncc 

WOOD FRAME STRUCTURES 
• Angel Island Immigration Station, Master Plan and 

Rehabilitatlon, San Fr ancrsco Bay, CA 

• Bok Kar Temple, Stabilizanon of the 1880 Timber-framed 

Building including Significant Murals, Marysville, CA 

• Cavallo Point- The Lodge at Golden Gate, Adaptlve 

Reuse, Marin County, CA 

• Cascade Ranch Horse Barn, Ano Nuevo State Park, San 

Mateo County, CA 

• The Cave Store, Study, La Jolla, CA 

• Church of One Tree, Rehabilitation/Relocation, Santa 

Rosa, CA 

• Christ Church, Restoration, Burlingame, CA 

• Conservatory of Flowers, Rehabilitation and 

Conservation, Golden Gate Park, San Francisco, CA 

• Cowell Ranch Hay Barn, Rehabilitanon, UC Santa Cruz 

• Curry Village New Employee Housing, Yosemite National 

Park, CA 

• Curry Village, Lounge and RegistratlOn Buildings, 

Rehabilrtanon, Yosemite Nat.lonal Park, CA 

• David Glass House, Rehabilitation, San Ramon, CA 

• Doc's Lab, Repair and Restoranon, Monterey, CA 

• Falkirk Community Center, Master Plan and 

Rehabilrtation, San Rafael, CA 

• First Church of Christ, Scientist, Berkeley, Seismic 

Strengthening, Berkeley, CA 

• Fort Ord, East Garrison, Historic Resource Assessment 

and Preservation Plan, Monterey, CA 

• Hercules Village Historic District, Site Plannrng, Hercules, CA 

• Heilbron Mansion, Historic Structure Report, Sacramento, CA 

• Hotel del Coronado, Restoration & Seismic Upgrade, 

Coronado, CA 

• Johnston House, Restoration, Half Moon Bay, CA 

• John Murr House, Historic Structure Report, Martinez, CA 

• Locke Boardrng House, Rehabilitation, Locke, CA 

• Luther Burbank Greenhouse, Restoration, Santa Rosa, CA 

• Noyes Mansion, Adapuve Reuse & Rehabilitation, Napa, CA 

• Owen Residence, Additions & Renovations, Belvedere, CA 

• Preservat1on Park Historic District, Rehabilitatlon and 

ADA Improvements, Oakland, CA 

• Rancho Los Alamitos, Master Plan and Rehabilitation and 

New Design, Long Beach, CA 

• Ranger Operations Building, Rehabilitatlon, Grand Canyon 

Nat:lonal Park, AZ 

• St. Peter's Catholic Church, Repair & Restor anon, San 

Francisco, CA 

• Sausalito Woman's Club, Rehabilitation and ADA 

improvements, Sausalito, CA 

• Seavey Winery, Design of New Residence adjacent to 

Hrstoric Winery, Napa Valley, CA 

• Swedenborgian Church, Nat:lonal Historic Landmark 

Nomination, San Francisco, CA 

Architect ural Resources Group I Cornelia Whote House Stabilozat10n 
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Finn Introduction & J<;;rperienc:e 

HOUSE MUSEUMS 
• Bidwell Mansion, Chico, CA: Interior Paint Analysis 

• Casa Serrano, Museum of Monterey, Monterey, CA: 

Conservatlon Assessment 

• David Glass House, Forest Home Farms, San Ramon, 

CA: Master Plan, Natlonal Register Nomina non, 

Rehabilitatlon, Relocatlon 

• Falkirk Center, San Rafael, CA. Historic House Museum, 

Adaptlve Reuse and Renovat1on of 1890s Res1dence 

• Filoli National Trust Estate, Woodside, CA. Seismic 

Strengthening of HIStoric House; New V1s1tor and 

Education Building 

• Francis Ermatinger House. Oregon City, OR: RehabllitatlOn 

• Gilmore Adobe, Los Angeles, CA: Seismic Strengthening 

of H1storic Adobe House 

• Governor's Mansion, Olympia, WA Historic Structure 

Report, Window Survey 

• The Huntington Art Ga'lery, San Manno, CA: 

Rehabilitation and Seismic Strengthening 

• Luther Burbank Greenhouse, Santa Rosa, CA: 

Conservation and Restoration 

• Maryhil Museum of Art, Goldendate, WA: Exterior 

Assessment 

• Meek Mans1on, Historic House Museum, Hayward, 

CA: Historic Structures Report, Conservatlon, Seismic 

Strengthening 

• Olivas Adobe, Ventura, CA" Seismic Retrofit of this 

California State H1storic Landmark 

• Peralta Adobe Fallon House Historic Site, San Jose, CA: 

Ceiling Conservation Rancho Los Alamitos, Historic Ranch 

House Museum, Long Beach, CA: Master Planning, HSR, 

Rehabilitatlon, and New Visitor Center 

• Reeder Ranch Historic Citrus Ranch, Montclair, CA: 

Historic Structure Report 

Architectural Resources Group I Cornelia Whllf' Hou~e Stab• tzallon 5 91 



Project Approa('h 

We are proposing to provide these services under the 

standard project delivery method (des1gn-b1d-bU1Id), w·th 

construction documents to be structured and issued for 

competillve b1dding purposes. We propose the following 

schedule for the exterior stabilizatlOn and repair project: 

Weeks I ·-1 

FU RTHER INVESTIGATION 

ARG will continue field investigations and perform 

additional materials testing as needed to inform the repair 

design and provide a complete project. This will include 

additional exploratory openings to determine underlying 

conditiOns; collecting samples and performing analysis for 

wood identification and historic paint finishes; field testing 

of specified repair products; and a more in-depth survey of 

several components, such as windows and doors 

6 

WPeks,5 I3 

REPAIR DESIG N AND CONSTRUCTI ON DOCUMENTS 

ARG and Structural Focus will collaborate to develop the 

recommended repairs, w1th the goal of retaining as much 

h1storic fabric as possible. Wood stabilizatlOn repa1rs 

and structural strengthening measures will be carefully 

considered to be sens1tive to the historic fabric and outward 

appearance. Any disturbance of interior finishes will be kept 

to a minimum. 

We will prepare construction documents and speCifications, 

and allow for two reviews from the City of Palm Springs and 

Historic Sites Preservation Board. The documents will be 

revised based on any comments received, and submitted to 

the Build1ng & Safety Department for plan check. Permits 

will be pulled by the General Contractor or as otherw1se 

authorized by the City. We will also provide updated cost 

estimates at the SO% and 100% construction document 

stages for budgeting purposes 

Archi tectural Resources Group I Cornelia Wh•te House StabilizatiOn 
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Project Approach 

Weeks l.Jl6 
BID PHASE SERVI CES 

The project team will participate in a pre-bid walkthrough, 

respond to contractor's questions and issue any addenda 

required. Also, since this is specialized work, we will assist 

the City 1n reviewing contractor qualincatlOns and selecting 

the best qualified firm(s) for the project. 

~eeks 1'""-8 1 
CONSTRUCTION PHASE SERVICES 

The project team will conduct bi-weekly site visits during 

construction to monitor the work, and prepare field reports 

based on each site vis1t We will review submittals and shop 

drawings, respond to contractor RFis, and review field 

mockups to ensure the work IS tn accordance with contract 

documents. We will also review contractor's applications 

for payment and change order requests. if any, and stnve 

to keep the project schedule on track and within budget. 

At the close of the project, we will prepare a Final Report 

which encompasses all work to date for the project record. 

STRUCTURAL SERVICES 

Structural Focus, the project structural engineer, will help 

develop a scope for any additional exploratory testlng; 

develop the structural criteria and design parameters for 

the project; and perform an ASCE 41 Tier 1 and possibly 

Tier 2 evaluation of the conceptual design scheme. They will 

then prepare construction documents, includ1ng complete 

structural calculations, and assist in plan-check reviews. 

During constructlon, they will attend project meetings and 

make s1te visits as required to rev1ew the work in progress. 

They will prepare field reports, respond to contractor RFis, 

1 ev1ew submltldiS dfld mockup~. and, if required, provide 

further clarification and interpretation including sketches. 

Architectural Resources Group I Cornelia White House ~tabd11ation 7 
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Project Team 

CHRISTOPHER J. SMITH 
Principal I Office Director I Preservation Specialist 

Christopher J. Smith is a preservation specialist in ARG's Pasadena office with 20 years 

of expenence in destgn project management and construction administration. His work 

includes the seismic upgrade and rehabilitation of Pasadena City Hall and the Harry Cohn 

Estate in Beverly Hills, California. He is currently servtng as the principal-tn-charge/project 

manager/preservation specialist/project designer for ARG's work at Los Angeles Union 

Station. He was a member of the Pasadena Heritage board of directors from 2008 to 2011 

and is currently serving on the Pasadena Heritage Advisory Council. He received a graduate 

certificate in historic preservation from the University of Southern California and a bachelor 

of arts 1n urban studtes from Cali forma State University, Northridge 

Ul'!rt•mlt l 'rojf'cl K \J)l'1'lf'llC'C' 

• Cornelia Wh1te House, Exterior Facade Investigation and Documentation, Palm Springs, CA 

• Reeder Ranch, Historic Structures Report, Montclair, CA 

• Gilmore Adobe Rehabilitation, Los Angeles, CA 

• The Barn at Wi lderness Park, Seismic Stabilization and Rehabilitation, Glendale, CA 

• Hotel Green Apartments, New Apartment Expansion to Historic Building, Pasadena, CA 

• Pasadena City Hall Seismic Upgrade and Rehabilitation, Pasadena, CA 

• Pasadena YWCA, Rehabtlttation and Hotel Adaptive Reuse, Pasadena, CA 

• Pasadena Playhouse, Historic Structures Report and Master Plan, Pasadena, CA 

• Wayfarers Chapel, Historic Structures Report, Rancho Palos Verdes, CA 

• First Church Christ Scientist, Voluntary Se1sm1c Upgrade, Pasadena, CA 

• California Institute of Technology, Linde+ Robinson Lab for Global Environmental Science, 

Pasadena, CA 

• Harry Cohn Estate, 1000 N. Crescent Drive, Landmark Nomination and Architectural 

Services Beverly Hills, CA 

• Los Angeles Umon Station, Feasibility Study-Design Guidelines-Tenant Improvements, 

Retail Store and Kiosk Design, On-Call Architect, Los Angeles, CA 

• Ole Hanson Beach Club & Pool Rehabilitation, San Clemente, CA 

• Algemac's Coffee Shop at Glendale City Lights, Building Rehabilitation. Glendale, CA 

• Jensen's Recreation Center, Building Rehabilitation and Restoration, Los Angeles, CA 

• The Duck Farm Feasibility Study, Watershed Conservation Authority, La Puente, CA 

/ 'ducut ion 

Graduate Cernncate tn HtstottC 

PreservatiOn, Untverstty of 

Southern Caltfornta 

Bachelor of Arts. Urban Studtes 

Archttecture Emphasts. Caltlornta 

State Untverstty Northrtdge 

M eets The Secretary of 

the tnterror's Professional 

Quolifrcanans Stondords tn 

Archttecture and H•stonc 

Atchttecture 

\l(•mh<·rslrlp~ 

Member, Ctty of LA Histone 

Commerctal Reu~e Gutdeltnes Task 

force 

Pasadena Hentage, Advtsory 

Counetl (current) 

Pasadena Hentage, Board of 

Dtrectors (2008-2011) 

NatiOnal Trust for Htstoric 

Preserva t1on 

Los Angeles Conservancy 

Urban Land Institute 
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Project Team 

SARAH A. DEVAN 

Architect I Conservator 

Sarah is an architect and conservator with over thirteen years of combined experience 1n 

the conservation and restoration of architecture, sculpture, art objects, and documents 

and works of art on paper. She has particular experience with terra cotta, stone and brick 

masonry. She has conducted numerous surveys and conditions assessments, and has 

provided technical reports, historic structure reports, condinons assessments and surveys 

for both individual treatments and long-term planning initiatives 

Sarah 1s a Professional Associate with the Amencan Institute for Conservation of Historic and 

Artistic Works (AIC), and adheres to both the AIC Code of Ethics and Guidelines for Practice 

and the Secretary of the Interior's Standards for the Treatment of Historic Properties. Prior 

to joining ARG, Ms. Devan worked as an assoCiate conservator with Griswold Conservation 

Associates, LLC (GCA) and Rosa Lowinger & Associates (RLA) 1n the Los Angeles area; as an 

associate architect with Wiss, Janney & Elstner Associates, Inc. (WJE) in New York City and 

Austin, Texas; and as an associate architect with Jameson Architects, PA (JAPA) in Little Rock, 

Arkansas. 

RC'lel'ant l'roject t.":l.perienc£ 
• Cornelia White House, Exterior Investigation and Documentation, Palm Springs, CA 

• Joel McCrea Ranch House & Site, Building Rehabilitatlon Report, Agoura Hills, CA 

• P1ttock Mans1on Seismic, Infrastructure, & Facade Assessment, Portland, OR 

• Ryan Mining Camp, Buildings and Site Assessment Report, Death Valley, CA 

• Silver Falls Y Camp D1ning Hall, Wood Building Assessment, Silver Falls, OR 

• Washmgton State Capitol, On-Call Conservator, Olymp1a, WA 

• UCLA Clark Library, Construction Monitoring, Los Angeles, CA 

• Wayfarers Chapel, Historic Structures Report, Ranch Palos Verdes, CA 

• Stanford Memorial Church, Stained Glass Window Treatments, San Francisco, CA 

• Portland City Hall, Sandstone Facade Assessment, Portland, OR 

• Conservation of the Mausoleum and the Library Fountain for the Huntington Library, Art 

Collections and Botanical Gardens, San Marino, CA* 

• New York Public Library, Exterior Restoration, New York, NY~ 

• Jacob Wolf House (log structure), Restoration, Norfork, AR* 

• mdtcates work performed pnor ro JOmmg ARG 

Architectural Resources Group I Cornelia White> House Stabillzatlon 

1-.'ducutiml 

Master of Sc1ence tn H1stonc 

P1eservat10n, Columbia Umvers1ty 

New York 

Bachelor of ArchitecturE', 

Untversity of Arkansas. Fayetteville 

\lcml>n.,/IIJl:' 

Licensed Arch1tect New York 

Profess1onal AssoCiate Amencan 

Institute for Conser VdllOn of 

Histone and Artistic Works (AIC) 

Cer t1flcate. National Counc1l of 

Architectural Registration Boards 

(NCARB) 

Board Member, AssoCiation for 

PrE'servanon Technology, Western 

Chapter {WC/APl) 
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Project Team 

David Cocke, S.E. 
President 

after 20 years at a previous firm. He is a registered 
structural engineer in california, Arizona, Nevada and 
several other states, with expertise in new structural 
design, seismic evaluation, historic preservation, and 
retrofit design. David has managed a variety of 
project types and sizes including new laboratory 
buildings, large and small hiStoric landmark building 
strengthening and repairs, repair and retrofit of 
commercial buildings, large university building 
renovations, renovations and design of new studio 
production fadlities, evaluations of large building 
inventories (industrial, high-tech and film studios), 
and numerous university and school renovations, 
additions and strengthening. He is very active in the 
preservation of historic buildings and has made 
numerous presentations regarding the reuse of 
existing buildings as supporting sustainabihty 
principles. David is also experienced in the 
preparation of post-disaster plans for building 
owners. 

Notable historic projects: The Hotel del Coronado 
renovations, San Francisco Ferry Building earthquake 
repairs, UC Berkeley's Valley Life Sciences Building, 
University of Redlands Memorial Chapel renovations, 
several historic buildings at Stanford University, 
Fresno's Santa Fe Railroad Depot, and dozens more. 

Education 
B.S. - Virginia Tech, 1980 
M.S. - San Jose State UrliVersty, 1987 

Licensing 
Ovil & Structural Engineer, california, 53005 and 
Nevada, Anzona, Colorado, Florida, Maryland, Georgia 
&Illinois 

Professional Affiliations 

Fellow of the Structural Engineers Institute of the 
AmeriCan Soc1ety of Civil Engineers 

Honorary Member of Structural Eng1neers Association 
of Southern ca11fom10 

(ahfomia Histoncal Building Safety Board, Alternate 
Member 2007-present 

Earthquake Engineering Research Institute, Southern 
california Olapter Olarter Member, Endowment Fund 
Board, 2012 to present 

Pasadena Heritage Board of Directors 2008 - Present, 
Treasurer 2009 2012 

USC Architectural Gu11d, Board of Directors 2002 -
2007; PreSident 2006-07, VICe-President 2005-06 

(ahfomia Preservation Foundabon, Board of Trustees 
1996 to 2003, TreaSIUrer 1998-2002 

American Society of Civil Engineers, Structural 
Eng1neenng Institute, 2007 Structures Congress 
Steering Committee, Vice-Char Public Relations 
Committee 2005-07, Chair 2008-2011 

Structural Engineers Association of Northern 
(aiJfomia, Board of D1rectors 1991-1993; Chair ­
Young Members rorum, 1984; Cha1r - Conbnuing 
Education Committee, 1987; Char- Public Affairs and 
Membership Committee, 1991 

Sbructural Engineers AssoaatKlfl of cahfomia, Board of 
Directors 2002-2004 and 1993-1995; Public Relations 
Committee 2003 - 2007; Chair SEAOC Excellence in 
Structural Engineering Awards sub-comm1ttee 2004-
2007 

Los Angeles Conservancy, Member 

National Trust for Histone Preservation, Member 

American Institute or Architects, Los Angeles Chapter; 
Affiliate 

Architectural Resources Group I CornPha Whtte Hous!' Stabli11at10n 
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AMENDMENT NO. 2 TO PROFESSIONAL SERVICES AGREEMENT NO. 6791 
WITH ARCHITECTURAL RESOURCES GROUP, INC. 

CORNELIA WHITE HOUSE EXTERIOR REPAIRS, 
CITY PROJECT NO. 15-16 

The following articles of Agreement No. 6791 are hereby amended to read as follows: 

SECTION 2.1 Maximum contract amount is increased by $70,000 and the total amount of 
compensation is amended to $116,253.06. 

SECTION 3.4 Unless earlier terminated in accordance with Section 3.5 of Agreement No. 6791, this 
Agreement shall continue in full force and effect for a period of twenty-four (24) months, ending on 
December 31, 2017. The time for completion of the services to be performed by Consultant is an 
essential condition of this Agreement. Consultant shall prosecute regularly and diligently the work 
of this Agreement according to the agreed upon schedule of performances set forth in Exhibit "A" 
(attached). Consultant shall not be accountable for delays in the progress of its work caused by 
any condition beyond its control and without the fault or negligence of Consultant. Delays shall not 
entitle Consultant to any additional compensation regardless of the party responsible for the 
delay. 

SCOPE OF SERVICES (Exhibit "A") - Exhibit "A" is amended as follows: 

Add the following additional scope of work for the Cornelia White House: 

1.0 Building Investigation and Analysis 

1.1 Perform field investigation: Including windows, doors, and additional in-situ; determine 

scope of repairs and conduct selective demolition for investigation purposes 

1.2 Collect samples for wood identification/analysis (by independent lab) 

1.3 Perform sample epoxy repairs on collected samples to confirm repair products and 

methods 

1.4 Historic finishes analysis for exterior woodwork treatment 

1.5 Field testing and selection of paint strippers 

2.0 Building Repair Design and Construction Documents 

2.1 Develop base plans and elevations in Autocad and coordinate with engineer 

2.2 Prepare construction documents including drawings and specifications• 

2.3 Coordinate construction documents with structural engineer 

2.4 Submit progress 50% Construction Documents and cost estimate for review by City and 

HSPB 

2.5 Presentation to HSPB for review and comment. Includes time for Power Point preparation 

and other presentation materials 

2.6 Complete 100% Construction Documents and submit to City and HSPB for final review 

2. 7 Submit final construction documents for purposes of securing building permit, including all 

100 



regulatory clearances 

3.0 Bid Phase Services 

3.1 Participate in pre-bid walk on site with City and bidders* 

3.5 Review and provide responses to RFI's and questions from bidders* 

4.0 Construction Phase Services 

4.1 Perform bi-weekly site visits; review selective removals, mockups, and repair processes 

4.2 Attend project team meetings and issue meeting minutes 

4.3 Provide additional field surveys as required and adjust repair quantities accordingly 

4.4 Issue site visit reports 

4.5 Review submittals and respond to Contractor RFI's* 

4.6 Review requests for payment, change order requests, etc. 

4.7 Perform punch list walk (allow 1), final inspection (allow 1), and project closeout 

5.0 Project Documentation 

5. 1 Prepare Final Report for project record* 

6.0 Consultants 

6.1 Structural Focus- Structural Engineering (plans and calculations) 

6.2 Jackie Chan -Cost Estimating 

6.3 Forest Products- Wood ID/Analysis 

Note: *Task. or portion of task. included in previous Scope of Services agreement 

The Compensation identified on Exhibit "A" is hereby amended as follows: 

Compensation for additional scope of work for the Cornelia White House shall be hourly based 
upon the standard rates of the Architect and his Consultants, not to exceed $67,095 

Reimbursable for expenses shall be on an allowance, not to exceed $2,905 

Total Contract amount is increased by $70,000 and amended to a total amount of $116,253.06. 
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PURCHASE ORDER SUMMARY 

Purchase Order Number(s): 16-0714 

Agreement Number: 6791 

Original City Manager Approval: December 15, 2015 

Original Contract Amount: $ 41,126.00 

Amendment No.1 $ 5,127.06 

Amount of This increase 

Amended Total: 

$ 70,000.00 

$116,253.06 

Account Number: 261-1395-54114 
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Except as specifically amended by this Amendment No. 2, all terms and provisions of Agreement 
No. 6791 remain in full force and effect. 

ATTEST: 

By: ______ =-~~-----
City Clerk 

APPROVED AS TO FORM: 

By ____ ~--~------
City Attorney 

CONSULTANT: Architectural Resources Group, Inc. 

Check one: _Individual _Partnership ..LCorporation 

CITY OF PALM SPRINGS, 
a California charter city 

By:--===--­
City Manager 

Corporations require two notarized signatures: One signature must be from the Chairman of Board, 
President, or any Vice President. The second signature must be from the Secretary, Assistant Secretary, 
Treasurer, Assistant Treasurer, or Chief Financial Officer). 

By: Notarized Signature of Chairman of Board, President By: Notarized Signature Secretary, Asst. Secretary, 
or any Vice President Treasurer, Asst. Treasurer or Chief Financial Officer 

Name: Name: ________________ _ 

Title: Title: ________________ __ 
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Th ursday, Au gust 25, 2016 KPJ Consulting 

Exterior & Structural Stabilization 

Cornelia White House 

Palm Spring, California 

for 

Architectural Resources Group, Inc. 

© KP J Consulting Cost Planning 

ph 213 800 1568 e jchan@kpjconsultingusa.com 
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Exterior & Structural Stabilization 
Cornelia White House 
Palm Spring, California 
Feasbility Cost Studies 

1. Project Introduction I Qualifications 

Introduction .. 

2. Construction Cost Back Up 

Cornelia White House ... 

Prepared by KPJ Consulting 

August 25, 2016 
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Exterior & Structural Stabilization 
Cornelia White House 
Palm Spring,. California 
Feasbility Cost Studies 

This Cost Plan Report 

August 25, 2016 

AT A GLANCE 

This report has been prepared to help establish, review and manage a realistic project scope, budget and cost. This report 

should be reviewed, revised and updated as the project progresses closer to bidding and construction. 

This is a measured approximate-quantities cost plan based on study and some assumptions have been made- it has not 

been prepared on a simple dollars-per-square-foot basis. The content and purpose of this cost plan should be treated 

accordingly and reviewed as the documents, program and design progress. Assumptions and recommendations should be 

carefully checked. 

This report is based on a Design Bid Build contract and sub trade bidding to several sub contractors. 'Small local, hands-on' 

general contractors (i.e. the site carpenter may also be the supervisor and general contractor) may be more competitive 

than other general contractors with higher off-site costs and employed supervisors. Contractors' responses to documents, 

designs and programs will vary- as they must assess the market, prices and workload. This Cost Plan Report is to help you 

establish a 'fair' price. Actual Bid prices can be expected to vary. 

Note: No allowance is included for potential costs or savings for adopting a negotiated contract, for using a Construction 

Management Contract, the use of non-traditional forms of procurement, the need for an accelerated program or for the 

potential reduced competition by bidding to one general contractor only. 

Scope of Cost Plan 
The scope of work is based on Exterior Investigation Report of Cornelia White House in City of Palm Springs dated March 

18th, 2016 by Architectural Resources Group and Preliminary Structural Evaluation and Historic Structures Report of 

Cornelia White House dated July 27, 2016 by Structural Focus. 

Specific Inclusions- PC Allowances, Provisional & other allowances 

Please refer to the 'Detailed Trade Costs' section of this report for specific allowances. 

Assumptions made in the Cost Plan 

This cost plan was prepared under the following assumptions; 

1 Competitive Design-Bid-Build procurement will be utilized with 4 or more general contractors. 
2 No phasing will be required. 

3 Work can take place during normal and off business hours 
4 Prevailing Wage labor rate structure. 

5 All wood repair/ replacement is a "guess-timate" at this point, and will 

change during construction after more of the deterioration is 

revealed. 
6 All the retrofit work will be done from the exterior 

Prepared by KPJ Consulting 
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Exterior & Structural Stabilization 
Cornelia White House 
Palm Spring, California 
Feasbility Cost Studies August 25, 2016 

AT A GLANCE 

Phasing Plan and Schedule 

1 Projected start at Spring 2017 for 6 months construction period. 

Exclusions 

Costs for the following items are excluded from this report. These items should be considered, checked and confirmed during 

1 Professional design and consulting fees. 
2 General building permit including plans and permits for fire alarm system unless noted. 
3 Testing fees. 
4 Owner's field inspection costs. 
5 Construction I project manager's fees. 

6 Plan check fees and building permit fees unless noted. 

7 Furnishings, fixtures and equipment (FF&E) I Group II. 
8 Owner-furnished items. 

9 Building sign age beyond code-required signage. 
10 Artwork and interior plants. 

11 Construction contingency unless noted. 
12 Move-in costs or maintenance costs after move-in. 

13 Financing, land and due diligence costs.. 

14 Hazmat/Mold Abatement. 
15 Complete seismic upgrades. 

16 ADA compliance. 
17 Title 24 energy compliance. 
18 Remove and relocate on site furniture. 

19 Grading and new/modifing existing utility 
20 Site clearing at existing site. 

21 Underpinning. 
22 MEP upgrades/repairs. 
23 Modify sprinkler system, relocate sprinkler heads/ piping (by Owner). 
24 Pest control survey. 

25 Correct floor settlement. 

26 New or repair or reinstall interior finishes. 

Material & Escalation Index 

Future escalation is not included We recommend 6% for rest of 2016 to through to 2017. 

Contingency 

Many projects change & grow- during design and documentation (and, even during construction)- having items and costs 

added. To help maintain the budget, the following Contingency allowances are included in this report for some of these 

unexpected or undefined costs (please refer to the 'Detailed Trade Costs' section for further explana~ions): 

Design Contingency -20% 

Construction Contingency -5% (By Owner) 
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Exterior & Structural Stabilization 
Cornelia White House 
Palm Spring, California 
Feasbility Cost Studies 

Talking to general contractors 

August 25, 2016 

AT A GLANCE 

Due to the early nature of the drawings, and our assumptions and inclusions, project costs will not always match general 

contractors "ball-park estimates". We do not normally recommend discussing costs with general contractors at this early stage ... 
such advice is sometimes incomplete and therefore not very helpful. 

However this Project involves historical preservation which is highly specialize trade. We spoke with specialty 11 historic11 

contractor- Spectra Company (909-599-0760) about the construction processes/methods and costs associated with it. 

This report is prepared by ... 

This report was prepared by KPJ Consulting, its contents are Copyright© and may not be copied in any form without express 

permission. It is assumed that correct professional confidentiality will be observed in relation to this document. 
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Exterior & Structural Stabilization 

Cornelia White House 
Palm Spring, California 

Feasbility Cost Studies 

Total Construction Cost Summary 

Documents 

Exterior Architectural Repairs (March 18, 2016) 

Structural Repairs (July 27, 2016) 

TOTAL ESTIMATED CONSTRUCTION 

COST 

Add Alternate 

a. New low~profile metal gutters at eaves 

New metal downspouts and splash blocks 
b. 

Prepared by KPJ Consulting 

Area 

940 SF 

940 SF 

940 SF 

85 LF 

8 EA 

%of 

Total 

Cost I SF Cost 

$618 54.98% 

$506 45.02% 

$1,124 

$17.55 $1,492 

$59.86 $479 

August 25, 2016 

Total 

$580,872 

$475,601 

$1,0S6,473 
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Exterior & Structural Stabilization 
Cornelia White House 
Palm Spring, California 
Feasbility Cost Studies 

Elemental Format 

BASE SCOPE 

General 

Architectural Base Scope 

1 Chemically strip and hand-remove paint coatings from all exterior wood surfaces 

2 Remove old patches and epoxies 

3 Hand removal of decayed areas of wood to remain 

4 Borate wood preservative and fungicidal treatment 

5 Borate rods at base of walls at building corners and mid-points; spacing TBD per 

manuf. recs. 
6 Clear penetrating water-repellent (paintable), spray 

7 Prime and paint, 2 coats 

Cross Ties 

8 Wood epoxy repair, <5" 

9 Dutchman repair 

10 Face replacement 

11 End replacement 

12 lnfill replacement 

13 Full member replacement 

Board Siding 

14 Wood epoxy repair, <2" 

15 Dutchmen/ partial replacement 

16 Full replacement 

17 

18 

19 

20 

21 

Batten Trim 

Dutchmen/ partial replacement 

Full replacement 

Windows and Doors 

Window restoration {see report for scope) 

Door restoration (see report for scope), single 

Replace kitchen door; repair frame, single 

Misc./ Other 

22 Perimeter flashing/ separation at foundation wall, 4' deep 

23 Replace portion of concrete slab near SW corner; incorporate wall flashing, below­

grade waterproofing 

24 

25 

26 

27 

28 

Wall flashing at HVAC ductwork 

Repair wood fence at mech area, 19' x 3' 

Misc. patch, repair, demo and protect in place 

Misc. blackings and metals 

Allow for protection of existing finishes 

Subtotal: Direct costs 

Prepared by KPJ Consulting 

Quantity Unit 

1,100 SF 

12 EA 

330 SF 

1,100 SF 

20 EA 

1,100 SF 

1,500 SF 

220 SF 

12 SF 

24 LF 

24 LF 

24 LF 
24 LF 

50 SF 

100 LF 
40 LF 

100 LF 
100 LF 

23 EA 

2 EA 

1 EA 

160 LF 
12 SF 

8 LF 
57 SF 

940 SF 

940 SF 

1 LS 

August 25, 2016 

Unit Cost 

$20.25 

$195.75 

$135.00 

$8.10 

$594.00 

$4.43 

$3.78 

$102.60 

$148.26 

$25818 

$258.18 

$258.18 

$314.31 

$114.75 

$128.93 

$224.51 

$130.41 

$246.96 

$2,026.07 

$5,656.50 

$1,890.00 

$47.25 

$270.00 

$33.75 

$16.20 

$8.78 

$13.50 

$4,700.00 

Total 

$22,275 

$2,349 

$44,550 

$8,910 

$11,880 

$4,871 

$5,670 

$22,572 

$1,779 

$6,196 

$6,196 

$6,196 

$7,543 

$5,738 

$12,893 

$8,980 

$13,041 

$24,696 

$46,600 

$11,313 

$1,890 

$7,560 

$3,240 

$270 

$923 

$8,249 

$12,690 

$4,700 

--$i33:8o7s"i ___________________________ s3ii~i7(1 
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Exterior & Structural Stabilization 
Cornelia White House 
Palm Spring, California 
Feasbility Cost Studies 

Elemental Format 

Markups 

General Conditions 

General Requirements 

Bonds 

Insurance 
Contractor's OH&P 

Design contingency 

Escalation 

Total 

Prepared by KPJ Consulting 

Architectural Base Scope 

Quantity 

20.00 

10.00 

2.00 

1.50 

8.00 

20.00 

7.00 

$617.95/SF 

August 25, 2016 

Unit Unit Cost Total 

% $313,770 $62,754 

% $313,770 $31,377 

% $313,770 $6,275 

% $313,770 $4,707 

% $418,882 $33,511 

% $452,393 $90,479 

% $542,871 $38,001 

~.2~ 8.'l1 
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Exterior & Structural Stabilization 

Cornelia White House 
Palm Spring, California 

Feasbility Cost Studies 

Elemental Format 

ADD SCOPE 

Structural 

31 Temporary shoring, allow 

Structural Scope 

32 Anchorage Simpson Strong Tie universal foundation plate allow 4'-0" o.c. 

33 Reinforced CMU pier, 2' L x 2' W x 2' D 

34 Simpson strap ties top of stone chimney to roof joists 

35 Add reinforced bars {30LB/SF) with grout to small adobe chimney 

36 Center core railroad ties and anchor to foundation wall with epoxy steel rod@ 24" 

Subtotal: Direct costs 

Markups 
General Conditions 

General Requirements 

Bonds 

Insurance 

Contractor's OH&P 

Design contingency 

Escalation 

Total 

Prepared by KPJ Consulting 

August 25, 2016 

Quantity Unit Unit Cost Total 

940 SF $40.50 $38,070 

75 EA $270.00 $20,250 

25 EA $405.00 $10,125 

8 EA $1,282.50 $10,260 

24 SF $675.00 $16,200 

30 EA $5,400.00 $162,000 

·-------------------------------------------------
$273.30/SF $256,905 

20.00 % $256,905 $51,381 

10.00 % $256,905 $25,691 

2.00 % $256,905 $5,138 

1.50 % $256,905 $3,854 

8.00 % $342,968 $27,437 

20.00 % $370,406 $74,081 

7.00 % $444,487 $31,114 

$505.96/SF ~Zi, ~~J 
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