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Building a Sustainable Future

Sustaining Buildings for the Future

=

Presenter Notes
Presentation Notes
This presentation will help you understand how simple maintenance issues, if addressed early on, will save building owners’ time and money as well as sustain buildings for future generations.
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Buildings do not always stand up to water

Presenter Notes
Presentation Notes
Unfortunately, water is one of the leading causes of building deterioration.
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Water damage can be visible

Presenter Notes
Presentation Notes
Water damage can be visible on the interior of buildings, as seen here by the peeling and water-stained wall paper.
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Or relatively obscure

Rust coming 
through from 

back side

Presenter Notes
Presentation Notes
Or water damage can be relatively obscure, as seen here with rust coming through from the back side of this pressed-metal ceiling. 
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What might have started as a small problem can soon 
lead to greater problems

Presenter Notes
Presentation Notes
A leaky skylight has not only damaged the tin ceiling, but has now caused structural problems.  It warped the wood floor and weakened the joists. 
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Soon materials fall in to total disrepair

Presenter Notes
Presentation Notes
The water has caused such severe structural deterioration that in this building, extra supports were added to hold up the roof structure.
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Water has caused the steel ties to rust.  When 
steel rusts, it expands.  Here it is pushing the 

masonry wall out of plane.

Wall is bulging

Presenter Notes
Presentation Notes
Here, water has caused the steel in this wall to rust and expand.  This has caused the two layers of brick to separate, pushing the masonry wall out of plane.
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Water can lead to structural problems

Presenter Notes
Presentation Notes
Water has caused this steel lintel to expand or “exfoliate.”  It no longer provides support to the brick above.
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If Maintenance issues are not addressed

they will lead to Structural Issues

Presenter Notes
Presentation Notes
It is important to understand that if maintenance issues are not address, they will lead to structural issues.  It is also very important to understand that if basic maintenance is on-going, it can be very easy.  However, structural issues are usually costly to fix and require a lot of invasive repairs. 
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•If your building envelope is sealed.

•Where the water goes.

•What route the water takes.

To protect your building, you must know:

Presenter Notes
Presentation Notes
To protect your building from water you must know:
If your building envelope is sealed
What route the water takes
Where the water goes once it leaves the building 
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Your building’s envelope includes

•Exterior walls

•Roofs

•Windows

•Storefront

•Any exterior surface

Presenter Notes
Presentation Notes
Your building’s envelope includes:
Exterior walls, roofs, windows, storefront and any exterior surface
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Leaky roof is the best known problem

Presenter Notes
Presentation Notes
A leaky roof is probably the most common cause of water infiltration and material deterioration. 
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Check the slope of the roof make sure water does not pool. 
Double check flashing around any change in plane.

Presenter Notes
Presentation Notes
To prevent future leaks and solve current ones, check the slope of your roof make sure water is not pooling.  Double check flashing around any change in plane of the roof.




© IHPA 2011© IHPA 2011

Flashing should be mortared into the surrounding brick.

Presenter Notes
Presentation Notes
Flashing should be mortared into the brick wall wherever there is a change of plane or material.
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Flashing covers the connection of the roof, the 
side wall and the adjacent brick wall

Presenter Notes
Presentation Notes
Here, flashing covers the connection of the roof to the wall and another line of flashing covers where the two brick side walls touch.  It may be unsightly, but it doesn’t matter because this area is not seen from the street.
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Flashing covering the connection of the roof and chimney

Presenter Notes
Presentation Notes
Here, flashing covers where the roof meets the chimney.
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Water is 
infiltrating the 
interior wall.

Inappropriate 
tar is letting 

water in.

Mortar loss

Presenter Notes
Presentation Notes
Here, flashing has not been used between the connection of the vertical wall and the horizontal roof.  Tar or a rubber roofing compound was used instead.  Water is washing away the mortar at the connection between the two walls. 
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Damp  mossy interior walls

Presenter Notes
Presentation Notes
All of this water runs down the hollow brick walls until it hits a horizontal plane - in this case, the sill.  The water leaches to the surface of the brick, carrying minerals and salts with it (the white residue).  The brick is weakened, and the moisture harbors moss and mildew.
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Probably the most common but unnoticed problem is missing or 
loose parapet caps (or coping)

Presenter Notes
Presentation Notes
Aside from flashing problems, among the most common but unnoticed water infiltration problem is missing or loose parapet caps (or coping).
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Missing parapet cap; water infiltrated wall.  

Area was parged over.

Not a solution!

Presenter Notes
Presentation Notes
Here you can see that the parapet cap is missing.  Water has gotten into the hollow brick wall and washed away the mortar.  Instead of putting the parapet cap back, the owner decided to coat the bricks with concrete, a process called parging, in an attempt to stabilize the wall.  Parging did not solve the problem; it has only created more problems.  
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Parapet caps must be mortared in place

Presenter Notes
Presentation Notes
This terra-cotta parapet cap is properly mortared into place, as seen here.
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Face brick

Common 
brick

Presenter Notes
Presentation Notes
Brick walls are built with face brick on the exterior and common brick on the interior with a hollow wall cavity in between.  Sometimes this cavity is filled with common brick as well.  Clay is a naturally porous material.  It does absorb a small amount of water.  The softer the brick, the more water it absorbs, relatively speaking.  Appropriate mortar is absorbent as well.  More so than the surrounding brick.  This is why that as the wall dries, its water tends to be released through its mortar joints.
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Face brick on exterior wall

Common brick inside wall cavity

Presenter Notes
Presentation Notes
Here, you can see the common brick inside the wall cavity and the face brick being installed on the exterior wall.
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Face brick on exterior wall

Common brick inside wall cavity

Presenter Notes
Presentation Notes
You can even see the space between the layers (or “wythes”) of the wall.
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Side walls were constructed with pockets to hold the floor joist

Presenter Notes
Presentation Notes
Often on Main Street, side walls were party wall shared by two adjacent buildings.  These were constructed with empty pockets to hold the wood floor joists of the adjacent building. 
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These pockets must be filled with mortar to prevent 
water from entering the wall 

Presenter Notes
Presentation Notes
When the adjacent building is no longer standing, these hollow pockets must be filled with mortar to prevent water from entering the wall.  Of course, the best option is not to remove the adjacent building, as it exposes the soft common brick to the elements.
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Water can destroy not only this wall but the one 
on the other side of it as well

Presenter Notes
Presentation Notes
When water enters these pockets, it can destroy not only this wall but the one on the other side of it as well.
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When water travels through the wall cavity, it can be stopped 
by a steel lintel. The lintel will rust, causing rust jacking.

Presenter Notes
Presentation Notes
When water travels down the wall cavity, it is stopped by any horizontal surface, like a steel lintel or a header above a window.  The steel will then rust and expand, lifting the bricks up and causing a condition called “rust jacking.”
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Rust jacking

Presenter Notes
Presentation Notes
This is what rustjacking looks like from the front – a tell-tale stair-step crack.  Here, the steel lintel is rusting and expanding, jacking up the brick and separating the mortar joints.
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Rust jacking weakened the mortar joints.

Presenter Notes
Presentation Notes
Here, the rusted lintel has caused the mortar joints to separate.  Instead of fixing the cause of the problem, this wall was inappropriately repointed with caulk!
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The lintel continues to expand, the caulk seals moisture inside 
the wall, does nothing to repair the problem

Presenter Notes
Presentation Notes
The caulk seals moisture inside the wall, causing the lintel to continue to expand.  Nothing was done to really fix the problem.  So what is the problem?



© IHPA 2011© IHPA 2011

Presenter Notes
Presentation Notes
The absence of mortar on the window sill is the likely cause.  The water gets in the sill and travels down the interior of the wall until it hits the lintel.  
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Are you maintaining your original windows?

Presenter Notes
Presentation Notes
Are you maintaining your original windows?  Original windows are among the most important historic elements on a Main Street building.  They are also quite reparable.
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Replacement 
Windows !

© IHPA 2011

Presenter Notes
Presentation Notes
Replacement windows, are called replacement windows because you often have to continue to replace them. Many of these new windows do not have the ability to be repaired, like historic windows do. 
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Historic windows were constructed so they 
could be repaired!

Presenter Notes
Presentation Notes
Historic windows were constructed so they could be repaired!  Most windows use a simple rope pulley system.
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Windows need to be painted to protect the wood

Presenter Notes
Presentation Notes
However, just like everything, wood windows must be properly maintained.  They need to be painted to prevent the wood from rotting.  Here, new renewable glazing putty has been added to ensure a tight seal.  After the putty has cured, the window will be primed and painted.
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Old brittle putty should be replaced

Presenter Notes
Presentation Notes
Glazing putty is made of linseed oil and turns brittle over time.  Once the putty is cracked, as seen here, it should be replaced to provide a tight seal and to shed water.



© IHPA 2011© IHPA 2011

Broken sash cords should be replaced with 
new sash cord…

Presenter Notes
Presentation Notes
Broken sash cords should be replaced with new sash cord or chains.
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…or chains

Presenter Notes
Presentation Notes
Broken sash cords should be replaced with new sash cord or chains
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Joints should be tighten

Presenter Notes
Presentation Notes
Sash joints should be tightened either in place as seen here or preferably by removing the sash from its frame and gluing and clamping the joints together. 
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Where there is wood rot or decay, a new member can 
be installed or wood can be repaired with a consolidant

Presenter Notes
Presentation Notes
Where there is wood rot or decay, a new member can be installed or the existing wood can be repaired with a wood consolidant.
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Presenter Notes
Presentation Notes
Window repair does not involve costly materials.  In fact, it’s among the cheapest repairs you can make.  But it does require labor.  Most window repairs can be done yourself.  I’ve done it myself.
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Presenter Notes
Presentation Notes
Here is my house – a circa 1920 bungalow, before and after I fixed its historic wood windows.  I took them out of their frames and reputtied them.  I also repaired the sash cords and weather stripped them.  Now they all function beautifully, they are air tight, and they continue to define the character of the house.
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Presenter Notes
Presentation Notes
Research has proven that almost all of the time, it does not pay to replace historic windows to improve energy efficiency.  The new windows will not pay for themselves in reduced energy costs over their limited lifetime of 10-20 years.  What will pay for itself is to weather strip the historic windows and add storm windows.
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Add weather stripping to prevent air infiltration 

Presenter Notes
Presentation Notes
Here, V-Channel weather stripping has been added to prevent air infiltration.
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Storm windows interior or exterior

Presenter Notes
Presentation Notes
Storm windows can be added on the interior or exterior to provide a desirable thermal air break of 1 ½”  to 2”. 
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Presenter Notes
Presentation Notes
Don’t forget about storefronts.  This historic front is made of wood, glass, and metal – all the same materials we’ve been discussing.
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Presenter Notes
Presentation Notes
Here some of the paint has been removed and the materials are waiting to be repainted.  But in the mean time, the neglect it has been shown has resulted in some damage.  For instance, this cast-iron column has cracked and is rusting because the iron sill below it has rusted and expanded.
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Presenter Notes
Presentation Notes
Layers of paint should be scraped off the wood so that new layers can bond better.  Here, the old paint has been scraped off of this storefront, the wood has been repaired, and new paint is being applied.
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Presenter Notes
Presentation Notes
New storefronts require maintenance as well.  Here, small cracks are being patched and repainted.  This small repair will insure that the material will withstand water and prevent infiltration and rot. 
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So your building envelope is sealed.

Where does the water go when it is 
shed?

Presenter Notes
Presentation Notes
Now if your building envelope is sealed.
Where does the water go when it is shed?
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Is water 
leaving 
here?

Then 
entering 
here?

Presenter Notes
Presentation Notes
Hopefully water is not leaving the roof, and then entering the side of the building because the downspout is not attached, as seen here. 
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Here moss is growing where the downspout should be 
connected.  Now the building needs cleaned and repointed

Presenter Notes
Presentation Notes
Here, moss is growing where the downspout should be connected.  Now the building needs cleaned and repointed, not to mention that the downspout still needs to be connected.  Organic growth deteriorates historic brick.
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Leaky gutters defeat the 
purpose of downspouts

© IHPA 2011

Presenter Notes
Presentation Notes
Here, a missing downspout has washed away so much of the concrete blocks that the entire corner must be rebuilt with new block.  Only a fraction of the blocks’ original footprint now support this wall.
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Leaky gutters defeat the 
purpose of downspouts

© IHPA 2011

Presenter Notes
Presentation Notes
Here, leaky gutters have washed away the mortar.  Rather than fixing the gutter,  The bricks were badly pointed with cement.  The gutter still leaks and still creates problems.  
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Gutters and Downspouts must be clean, connected 
and free of leaks!

Presenter Notes
Presentation Notes
Gutters and Downspouts must be clean, connected and free of leaks!
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Now that you know where how the 
water is traveling, where is its 

destination?

Presenter Notes
Presentation Notes
Now that you know where how the water is traveling, where is its destination?
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Presenter Notes
Presentation Notes
About three feet of this downspout are missing.  Water has washed away the surrounding mortar, and the brick are falling out of the wall.  This is 19th century pressed brick.  Matching it with new will be extremely difficult.  These bricks are still salvageable, but not if they fall out of the wall and disappear.  Imagine what damage this water is causing to the foundation as well.
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Here the downspout is 
connected under 

ground to the storm 
drainage system.

Presenter Notes
Presentation Notes
This is an excellent example of how a downspout should be connected to the storm drain.  Its made of copper, so it won’t rust.  It’s sized for a commercial application, so it can take the deluge of water that travels down it in a heavy rain.  
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Presenter Notes
Presentation Notes
This small residential downspout empties water at the base of the building.  Lichen and moss are growing on the surface of the block.  Paints won’t stick to the surface because it’s so wet.
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If water is collecting at the base of the building,

Presenter Notes
Presentation Notes
Here, water collects at the base of the building, causing thick moss to grow on the surface of the building.
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it can creep up in to the brick, a condition called 
“rising damp.”

Presenter Notes
Presentation Notes
If water collects at the base of the building or if there is a high water table around the building, water can soak into the brick and through capillary action, creep up the wall. The water leeches to the surface to about 3 feet up, taking with it salts and minerals and mortar.  Freeze/thaw cycles cause the surface of the brick to erode.  This condition is called “rising damp.”
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To prevent water from pooling, gravel has been 
built up against the building.

Presenter Notes
Presentation Notes
To prevent water from pooling at the base, gravel has been built up against the building.
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Parging brick makes the problem 
worse!

Presenter Notes
Presentation Notes
As we’ve seen before, parging (or covering the brick with concrete) does not fix rising damp.  It only makes it worse!
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Water is trapped behind the parging, holding 
moisture against the brick.

Presenter Notes
Presentation Notes
Parging traps moisture behind it, further deteriorating the brick. The water must be released from the wall or it will travels farther up the wall to be released through the mortar joints.
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Moisture will keep traveling up the wall to escape if 
it cannot escape through the mortar joints it will force 

the face off of the historic brick

Presenter Notes
Presentation Notes
Moisture will traveling up past the parging to escape through the mortar joints. if the mortar is too hard and the water can not escape through the mortar joints, the water will pop the face off of the historic brick (a condition called spalling).
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Coatings such as Modac will trap moisture in wall, 
causing more spalling.

Presenter Notes
Presentation Notes
Rubber and latex coatings, such as Modac, will actually trap moisture in the wall, causing the brick to spall behind the coating.
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The coating has bonded with the hard outer 
shell of the historic brick.  

Presenter Notes
Presentation Notes
Here, the water has collected behind the coating, making Modac bubbles.  They fill with water and powdered brick until they burst. The coating bonds with the sufrace of the historic brick and is nearly impossible to remove without taking the outer layer of brick with it.



© IHPA 2011© IHPA 2011

Bad repointing can damage the brick and 
change the character of a building

Presenter Notes
Presentation Notes
Bad repointing can damage the brick and change the character of a building.  The original pointing is on top.  It’s tan in color, slightly recessed, and in very good shape.  It does not look like it needs to be replaced, just spot pointed.  The repointing at the bottom is horrible in every way – color, composition, joint profile, and neatness.  When having your building repointed, always first ask your mason for a 2’x2’ test panel to ensure that it matches.  A test panel would have avoided this mess.
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Presenter Notes
Presentation Notes
This is Victorian Pressed brick with very thin joints.  This repointing ruins the character of the building and can also ruin the bricks themselves.  Wrong color, wrong joint profile, wrong composition.  Again, insist on a test panel.
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If improper mortar is used spalling will occur

Presenter Notes
Presentation Notes
Here, spalling has exposed the soft inside of this historic brick.  Mortar should always be softer than the brick, so moisture can escape.
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leaving the soft inside of the brick exposed

Presenter Notes
Presentation Notes
19th century brick is relatively soft.  Spalling removed the harder outer crust of the brick, exposing the spongy interior.  When the brick is always wet and subject to freeze-thaw cycles, the brick turns back into clay.
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This can also happen when brick is sandblasted.

Presenter Notes
Presentation Notes
This is also what happens when historic brick is sandblasted.  As a general rule, blasting (in any form, sand, water, peanut shells) should never be done.  In cases where pressure wash is used, the pressure should be kept below 400 pounds per square inch (psi) when measured at the surface of the brick.  A fan tip should be used, and the tip should be at least 2 feet away from the building.  
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Historically, mortar was meant to be the sacrificial 
layer.  It is easier to replace than brick.

Presenter Notes
Presentation Notes
Historically, mortar was always meant to be the sacrificial layer. It is easier to replace than brick.  The mortar should always be slightly softer than the brick to prevent damaging the brick.  Historic bricks expand and contract during the freeze thaw cycles.  Today’s standard Type M and S mortar do not allow for the historic bricks (pre-1930) to expand and contract.  Historic bricks must be repointed with mortar that allows them to expand and contract - typically Type N, O, or K.  The type of mortar is defined by the proportions of cement to sand and lime.  Softer mortar has higher proportions of sand and lime and less cement than today’s Type M and S mortars.  For more information on this subject read Preservation Brief #2 on the Repair of Mortar in Historic Masonry Buildings  http://www.cr.nps.gov/hps/tps/briefs/presbhom.htm 
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When repointing, great care should be taken to not 
damage the brick.

Presenter Notes
Presentation Notes
When mortar is repointed, great care should be taken to remove the mortar and not damage the brick.  Here a Fein brand of Caulk Cutter is used to carefully remove the improper mortar.  It is critical that the bricks not be damaged by the cutting or grinding of the mortar.
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A low pressure water wash is key when repointing.  
The wall should remain wet when repointing.

Presenter Notes
Presentation Notes
A low pressure water wash is key when repointing.  The bricks should be fully saturated and kept wet when repointing or they will suck the water out of the mortar before it has had a chance to cure.
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The new mortar joints should match the old in joint 
profile, mortar composition, and color.

Presenter Notes
Presentation Notes
Here, the color of new, appropriate mortar mixes are being compared against a swatch of the historic mortar. The mortar joints should match the old in joint profile, mortar composition, and color.
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The new mortar should be mixed by hand on site and 
tested to match the old mortar in composition, and color.

Presenter Notes
Presentation Notes
The new mortar should be mixed by hand on site and tested to match the old mortar in composition, and color. 
Again, when repointing always first ask your mason for a 2’x2’ test panel, to prevent bad repointing.
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Packing the new “old” mortar

Presenter Notes
Presentation Notes
Here new appropriate mortar is being packed in to the joints in layers.  
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The joints are then “raked”  

Presenter Notes
Presentation Notes
After the mortar slightly sets, the joints are then “raked,” taking great care not to leave any mortar on the face of the brick. 
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and then compressed with a bristle brush

Presenter Notes
Presentation Notes
The mortar is then compressed with a bristle brush.
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If brick has not been painted then do not paint it, 
it only introduces an additional maintenance cycle.

Presenter Notes
Presentation Notes
If brick has not been painted then do not paint it, it only introduces an additional maintenance cycle.  It also changes the character of the building.  Paint will damage some historic bricks. 
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If brick has been painted, then the best thing to do 
is leave it painted and continue the maintenance.  

Presenter Notes
Presentation Notes
If brick has already been painted, then typically the best thing to do is leave it painted and continue painting it.  In many cases, trying to remove the paint from historic brick will damage the brick.  Some historic brick, like pressed brick and glazed brick, can be effectively stripped with a high-quality chemical stripper used with great care.  Soft brick should be kept painted.  Textured bricks from the 1920s and 30s, though durable, are very difficult to strip because of their rough texture.  Before any method is used a small test patch should be done to prevent damage to the brick. 
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Rusting metals should be painted

Presenter Notes
Presentation Notes
For metals such as iron and steel, paint is necessary to keep them from rusting.
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Rust can literally erode away the metal.

Presenter Notes
Presentation Notes
On thin pressed metal components, rust will literally erode away the metal.
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Lose detail

Presenter Notes
Presentation Notes
Rust can literally erode away the metal, resulting in a loss of detail and ornament.  The holes will allow water to collect in the walls.
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Damages ornament

Presenter Notes
Presentation Notes
Rust can literally erode away the metal, resulting in a loss of detail and ornament.
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Rust looks bad!

Presenter Notes
Presentation Notes
And of course, rust looks bad. 
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To prevent further rusting, steel and iron should be 
scraped with a wire brush, primed, and painted. 

Presenter Notes
Presentation Notes
To prevent further rusting, steel and iron should be scraped with a wire brush, primed, and painted.
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Copper and bronze can be left alone to patina.

Presenter Notes
Presentation Notes
Copper and bronze are the exceptions!  They do not need to be painted and can be left alone to patina.  They can be painted if you want, but it would hide their inherent beauty.  They also do not need to be kept polished.
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When patching, use galvanized metal and screws.  
Match the profile.

Presenter Notes
Presentation Notes
When installing a patch on galvanized metal, use a galvanized patch and galvanized screws.  Make sure the patch matches the profile and design of the element.  This photo shows a decent patch next to a newer, inappropriate patch.
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Wood must be kept painted.

Presenter Notes
Presentation Notes
As with windows and storefronts, wood must be painted to prevent rot.




© IHPA 2011© IHPA 2011

Wood needs protection!

Presenter Notes
Presentation Notes
Vanish and stain are not appropriate to Main Street buildings.  Historically, wood was never stained in an exterior application like this.  Today’s varnishes simply cannot stand up to the elements.  They require almost constant attention.  This wood storefront is at most 5 years old but is long overdue for refinishing.  The stain has faded and the finish has separated from the wood.  The wood has already begun to deteriorate.  Exterior varnished wood on a southern exposure needs to be touched up almost every season.
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Presenter Notes
Presentation Notes
Here, moisture has broken through the painted surface and is deteriorating the wood.
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Individual members can be replaced or patched 
with epoxies.

Presenter Notes
Presentation Notes
On this newer wood storefront, individual wood members can be replaced or the wood can be repaired with epoxies.
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If wood is exposed it should be protected by paint.

Presenter Notes
Presentation Notes
If wood is exposed, it should be protected by paint.



© IHPA 2011© IHPA 2011

www.nps.gov/tps/education/online-training.htm

Presenter Notes
Presentation Notes
For more information on historic building materials and their repair visit the National Parks website at http://www.nps.gov/tps/education/online-training.htm 

http://www.nps.gov/tps/education/online-training.htm
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Contact: Michael Gioulis

www.michaelgioulis.com

mike@michaelgioulis.com 

Main Street West Virginia
Downtown Property Owners 

Maintenance Manual

Presenter Notes
Presentation Notes
Architect, Michael Gioulis from Main Street West Virginia has put together a very useful Downtown Properties Owners Maintenance Manual.  You can contact Michael directly for a copy. 

http://www.michaelgioulis.com/
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Any questions?

Anna Margaret Barris

Project Designer

Illinois Historic Preservation Agency

Illinois Main Street

annamargaret.barris@illinois.gov

217-782-7534

annamargaret.barris
Sticky Note
Updated contact info, 2023: 
Anna Margaret Barris
Project Reviewer
State Historic Preservation Office
Department of Natural Resources
annamargaret.barris@illinois.gov
217-785-7929
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The following are examples of assessments that 
were completed based on the Site Review Form.  

These assessments were done for the local Main 
Street organization to make sure façade grant 
funds would address the appropriate repairs. 

Presenter Notes
Presentation Notes
The following are examples of assessments that were completed based on the Site Review Form given to you as handouts.  These assessments were done by Illinois Main Street and Wiss Janney Elstner for a local Main Street organization to make sure their façade grant funds would address the appropriate repairs.
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Technical Assistance May 25, 2006
123 N. Dixie (Dixie Barber Shop)            Reviewers: Harry Hunderman       

&   Anna Margaret Borntrager

STOREFRONT
•Windows

oHistoric, original to storefront.  
Glass is cracked in south display 
window at recessed entrance. Clear 
acrylic caulk can be used to infill the 
crack; eventually the glass should be 
replaced. 

oSteel window frames should be 
scraped with a wire brush to remove 
rust and repainted.
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•Transoms
The original prismatic glass transoms 
are in very good condition.

•Bulkhead
At recessed entry, historic panels are 
of steel construction. They should be 
scraped with a wire brush and 
repainted.  Plywood panels cover the 
original bulkheads at sidewalk.  The 
plywood panels should be removed, 
and the original bulkheads (which are 
probably either steel or glass) should 
be restored.

•Entrance
Historic door is in good condition.  It 
should be repainted when the 
storefront is repainted. 

Technical Assistance May 25, 2006
123 N. Dixie (Dixie Barber Shop)            Reviewers: Harry Hunderman       

&   Anna Margaret Borntrager
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UPPER FAÇADE                         
•Windows
Historic windows should be retained and 
repainted.  Consider painting storm 
windows as well.

•Masonry
Water is infiltrating the parapet brick, 
most likely at the roof line or at the 
coping.  Roof should be inspected for 
proper flashing and the coping joints 
examined. 

Spalling is occurring at parapet.  The mortar should be removed (by hand) and 
replaced with Type N or O mortar mixes, taking care not to get mortar on the face of 
the brick.  Mortar should be tinted and joints should be raked to match historic joints. 

Technical Assistance May 25, 2006
123 N. Dixie (Dixie Barber Shop)            Reviewers: Harry Hunderman       

&   Anna Margaret Borntrager
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SIGN
Wooden individual letters no longer 
represent current business; however are 
very interesting.  The sign can be left in 
place as is or new letters can be 
constructed to match the existing.
Window graphics are clear and 
appropriate to the historic character.

STRUCTURAL ISSUES
There are no evident structural issues.

IMMEDIATE RECOMMENDATIONS
Fix water problem at roof/coping
Repoint mortar at area above upper 
floor windows with correct mortar mix
Remove plywood from bulkheads and 
restore original material beneath.

Technical Assistance May 25, 2006
123 N. Dixie (Dixie Barber Shop)            Reviewers: Harry Hunderman       

&   Anna Margaret Borntrager
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STOREFRONT
Non historic with the exception of the 
prism glass transoms, which should be 
preserved and repaired. Altering the 
storefront would be costly and is not 
of high priority. At least, it should be 
maintained and painted, and a new 
fabric awning spanning the width of 
the façade should replace the 
existing.

Technical Assistance March 3, 2005
12 N. Dixie Reviewers: Harry Hunderman       

&  Darius Bryjka
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Technical Assistance March 3, 2005
12 N. Dixie Reviewers: Harry Hunderman       

&  Darius Bryjka

UPPER FAÇADE 
Masonry

Historic Tiffany brick. Any spalling 
glaze should be flaked off and those 
areas painted with acrylic paint 
(Thorosheen).

Windows
Historic. Appear to be in fair 
condition. Should be repaired and 
painted.

SIGN 
Will be left up to tenant, but should 
be flush mounted, externally 
illuminated by gooseneck light 
fixtures. 
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STRUCTURAL ISSUES 
The steel lintel above the storefront is 
significantly corroded and the 
adjacent Tiffany brick is structurally 
unstable. The face brick is likely de-
bonded from the backup brick. At a 
minimum, the brick between the prism 
glass transom and the upper story 
windows will have to be removed, 
and the lintel replaced while 
stabilizing the rest of the masonry 
above. It may be necessary to install 
supplementary anchors to secure the 
Tiffany brick to the backup brick.

Technical Assistance March 3, 2005
12 N. Dixie Reviewers: Harry Hunderman       

&   Darius Bryjka
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IMMEDIATE RECOMMENDATIONS
Replace storefront lintel and secure 
the Tiffany brick

Repair the transom windows

Repair the upper story windows

Repair areas of spalled brick

Install new awning

Restore the storefront (of low priority)

Technical Assistance March 3, 2005
12 N. Dixie Reviewers: Harry Hunderman       

&   Darius Bryjka
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Technical Assistance May 25, 2006
125 N. Dixie Reviewers: Harry Hunderman       

&   Anna Margaret Borntrager
STOREFRONT
Windows

Historic bronze or copper-clad window 
fames in good condition; small corner 
piece of frame is missing at entrance.  

Transoms
Covered with T-111 plywood, this should 
be removed and the original transoms 
restored. 

Bulkhead
Historic glazed Tiffany brick in great 
condition. 

Entrance
2 historic doors both in good condition.  
Great terrazzo floor and tin ceiling at 
recessed entry. 
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UPPER FAÇADE                         
•Windows

oNon-historic aluminum windows in 
wood frames (inappropriate 
proportions).  These should be 
replaced with new wood windows 
that fill the entire masonry opening. 
oHistoric sills should be scraped and 
cleaned with a nylon bristle brush.

oSteel lintels should be scraped of 
rust and repainted.   

Technical Assistance May 25, 2006
125 N. Dixie Reviewers: Harry Hunderman       

&   Anna Margaret Borntrager
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Masonry
Historic glazed Tiffany brick in fair 
condition, almost no signs of spalling.
It appears that the mortar joints around 
window lintels have been inappropriately 
caulked and/or are significantly eroded.  
Caulking and any loose mortar should be 
removed and joints should be repointed 
with Type N or O mortar mix.  

SIGN
Current signage is cluttered and 
ineffective.  A new sign should be 
installed after transom windows are 
restored.  Vinyl window graphics should 
be used instead of temporary paper 
signs.

Technical Assistance May 25, 2006
125 N. Dixie Reviewers: Harry Hunderman       

&   Anna Margaret Borntrager
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STRUCTURAL ISSUES
There are no evident structural issues.

IMMEDIATE RECOMMENDATIONS
Scrape and paint steel lintels above upper 
floor windows

Repoint masonry

Remove plywood from transoms and restore 
the transom windows

Consider replacing the existing upper-floor 
windows with windows that are historically 
correct.

Technical Assistance May 25, 2006
125 N. Dixie Reviewers: Harry Hunderman       

&   Anna Margaret Borntrager
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