STOUGHTON HIGHWAY TRAILER BUILDING COMPLEX
SURVEY REPORT
STOUGHTON, WISCONSIN

ATTENTION OF: MAYOR DONNA OLSON
CITY OF STOUGHTON
381 E. MAIN STREET
STOUGHTON, W1 53589

=== |nSite Consulting Architects

Madison, Wisconsin
Chicago, Illinois

- St. Louis, Missouri




July 12, 2017

Mayor Donna Olson

City of Stoughton

381 E. Main Street

Stoughton, WI 53589

The following is a summary report on our findings of onsite conditions and our
recommendations for the treatment of the Highway Trailer Building Complex. We have based
this report on a facility inspection conducted on May 18, 2017. This inspection was preceded
by a drone survey to provide a safe close-up inspection of the exterior materials. Focus of
inspection was to assess and make recommendations related to safety issues associated with
potential structural collapse along E. South St., and to assess and make recommendations
regarding existing structural masonry shell salvage and reuse throughout the facility. Partial

and full deconstruction of connected structural systems considered for demolition is also

addressed in our record of observations and opinions.

Present at the inspection were Steve Mar-Pohl, AIA, NCARB (ICA); Zac Mar-Pohl (ICA); Matt
Dorman (ICA); and Bill Siebers, SE (Siebers Group). Our structural inspection was of a visual
gualitative nature and limited to those areas exposed to view and accessible at-grade as
success was limited due to unsafe conditions within the building. Inspection did not include
soil excavation, use of testing equipment, instrument survey, or examination of elements

concealed by other architectural or structural systems.
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OBSERVATIONS & DISCUSSION

The old Highway Trailer Building Complex consists of multiple interconnected and phased-
constructions of varying height, and footprint ranging from single-story to four stories in
height. The complex is located south of and fronting E. South St., generally occupying the
entire block between 6th and 7th (private) streets. Existing construction varies throughout
the facility. Predominant structural systems include multi-wythe clay brick masonry bearing
wall, heavy timber beam & column and wood plank decking type systems. Structural steel
column & beam with open-web steel joist and metal roof deck structural systems also exist

in a portion of the single-story construction.

Extended lack of maintenance has resulted in total building envelope failures in roof and
exterior wall systems. Resultant water intrusion has significantly deteriorated building
structural systems as evidenced by roof and floor system collapses observed throughout the
facility. A large percentage of heavy timber beams and columns appear to be deteriorated
to a point of no salvage and/or reuse value. Existing clay brick masonry condition can be
generally classified as in poor to good overall condition as areas of significant brick and mortar
deterioration were observed in limited areas as well, areas of limited multi-wythe masonry

delamination were observed. These conditions while not insignificant are very correctable.

SL1J3LIHJYV 9ONILTNSNOJ JLISNI 1 1

€0LES /IM / NOSIAOVW /002 31S/ LS NIVW "3 GLL

G280°702°809 / 9808°€57°008

11/ 09VIIHD

OW/SIN0T 1S



Interim Safety Measure Recommendations

Structural roof and floor system collapses were observed and have the potential to also
collapse connected wall elements. While total wall failures may not occur at these collapsed
roof and floor areas, masonry wall stability can still be significantly compromised from
absence of wall lateral bracing where supporting roof or floor diaphragms either once existed
or currently exist in a compromised state. Similarly, failed ground level wood floor
diaphragms above basements no longer provide foundation top of wall lateral restraint, often

giving way to inward collapse from soil and/or vehicle imposed lateral surcharge loads.

Risk associated with possible wall collapse is difficult to assign as further interior structural
collapses may or may not have potential to impact the wall along E. South St. Environmental
factors can also have an impact on potential for structural failure. Wind gusts induced by
severe weather can precipitate a structural collapse, the likelihood for which enhanced in

cases where structural systems are already compromised.

Barricades currently in place along E. South Street only block traffic from flow and/or parking
in the south parking lane. Given observed interior structural failures in systems adjacent to

wall fronting E. South St., we recommend extending barricades to restrict both vehicular and
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would involve securing a zone commencing at building face and extending outward a distance
equal to or greater than wall height, or in this case a zone of approximately 35 feet in width
x building length + returns. Recommended interim safety measures also include more
substantial barricading with concrete Jersey type barriers backed up by chain link fence,
advance signage alerting to lanes closure, and posted cautionary signage regarding potential

hazard.

We recommend increased safety measures be implemented immediately, and be maintained

until either building repairs are effected or alternatively structure demolition has been

completed.

RECOMMENDATIONS

Option 1: Adaptive Reuse of Entire Complex (Tax Credit Eligible). Although overall brick
masonry condition was cited earlier as poor to good, salvage and reuse is feasible given a
thorough inspection and project-specific rehabilitation program is generated and
implemented. Masonry salvage and reuse would involve installation of full height wall
temporary scaffolding/bracing prior to interior structural system demolition and

deconstruction. Connected structural elements including wood or steel beams, ledgers,
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interior structural beam, column, roof and floor diaphragms. Once cleared of interior
superstructure, masonry and steel lintels can be more closely inspected and assigned a
specific rehabilitation level. Design of replacement superstructure can be concurrent. As
mentioned above, under specific conditions, this project work and all subsequent interior

work may be eligible for State and Federal Historic Tax Credits.

Option 2: Selective Demolition of all but the “Blacksmith Shop” Building Area A (See Photo
#1). The City has requested that consideration be given to the possibility of retaining the
blacksmith shop portion of the complex. We understand that, given partial demolition of the
complex, all remaining portions would be considered tax credit ineligible. Careful planning
will be required to avoid loss of structural integrity during the demolition of adjacent
buildings. Significant restoration of the junction of the blacksmith shop and the factory

buildings would also be required.

Option 3: Full Demolition of the Entire Site. The costs associated with this work have been
developed using our experience with projects of this kind, recent bids for the Milfab site and

considerations for volume, weight and the overall scale of demolition.
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PRELIMINARY COSTS*

Option 1. Structural Deck Replacement with Enclosure: $2,250,000 to $2,500,000**

SL1J3LIHJYV 9ONILTNSNOJ JLISNI 1 1

Option 2. Partial Demolition: $1,300,000 to $1,500,000

Option 3. Demolition: $1,000,000 to $1,200,000

*Estimates are Preliminary Only

**Estimate does not include Tax Credit consideration

If you have any questions, please do not hesitate to call.
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Best regards,

InSite Consulting Architects

—¥mo-

Stephen E. Mar-Pohl, AIA, NCARB
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InSite Consulting Architects Stoughton Highway Trailer Building Complex Survey
115 East Main Street, Suite 200

Madison, Wisconsin 53703 Image Report
(800) 453-8086

7/12/2017
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Overall view

A = BLACKSMITH SHOP
B = SOUTH BUILDING
C = FACTORY SOUTH
D = FACTORY WEST

E = FACTORY NORTH
F =WOOD STORAGE

G = POWER PLANT
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InSite Consulting Architects

115 East Main Street, Suite 200

Madison, Wisconsin 53703
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Stoughton Highway Trailer Building Complex Survey
Image Report

7/12/2017

View of original Power Plant
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View of "Northeast Quadrant"

InSite Consulting Architects Stoughton Highway Trailer Building Complex Survey

Image Report

7/12/2017
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View of "Western Quadrant" and Factory West and Factory South
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View of "Southern Quadrant" and Factory South
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View of junction at the Blacksmith Shop and Factory South \
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View of Blacksmith Shop and South Building
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View of courtyard between Blacksmith Shop and Power Plant (partially demolished)
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Overall view of elevation at North Fagade - East South Street

Note: Lintel "Rust-Jacking" distress is minimal. This condition is fully restoration worthy.
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Overall view of elevation at Central Facade - East South Street

Note: Lintel "Rust-Jacking" distress is minimal. This condition is fully restoration worthy.
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InSite Consulting Architects Stoughton Highway Trailer Building Complex Survey
115 East Main Street, Suite 200
Madison, Wisconsin 53703 Image Report
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Overall View of Elevation at Central North Fagade - East South Street

Note: Lintel "Rust-Jacking" distress is minimal. This condition is fully restoration worthy.
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Overall View of Elevation at Power Plant

Modifications and non-conforming repairs to this facade have rendered it ineligible for inclusion
on the NRHP. Most of these conditions are reversible.
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Overall View of Elevation at West Fagade (North)

Note: Lintel "Rust-Jacking" distress is minimal. This condition is fully restoration worthy.
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Overall View of West Facade

Note: Lintel "Rust-Jacking" distress is minimal. This condition is fully restoration worthy.
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Overall View of West Facade

Note: Lintel "Rust-Jacking" distress is minimal. This condition is fully restoration worthy.
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Note set-up for future addition - South Fagade at West Side
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View of South Fagade with Future sliding fire doors.
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View of South Fagade - One of the most unique aspects of the complex, exceptional design and very adaptable.
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Close-Up view of wall at parapet at the "Junction" of the Blacksmith Shop and the Factory
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View of deteriorated parapet - This condition, while it looks severe it is a very restorable condition because the mortar has been
"removed" from between the bricks and by the mass of masonry that remains intact.
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View of deteriorated masonry and mortar - This condition, while it looks severe it is a very restorable condition because the mortar has
been "removed" from between the bricks and by the mass of masonry that remains intact.
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Stoughton Highway Trailer Building Complex Survey
Image Report
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View of deteriorated masonry and mortar.
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View of deteriorated masonry and mortar - This condition, while it looks severe it is a very restorable condition because the mortar has
been "removed" from between the bricks and by the mass of masonry that remains intact.
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\View of deteriorated wall - note the amount of damaged masonry is not significant,
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Stoughton Highway Trailer Building Complex Survey
Image Report
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View of extremely deteriorated masonry - even these areas are not challenging to repair because of the mass of remaining masonry.
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View of extremely deteriorated masonry - even these areas are not challenging to repair because of the mass of remaining masonry.
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Stoughton Highway Trailer Building Complex Survey
Image Report
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View of extremely deteriorated masonry - even these areas are not challenging to repair because of the mass of remaining masonry.
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MASONRY THICKNESS

Additional view of condition at Figure 35.
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View of lineal conditions - The masonry is relatively stable and will require minimal restoration. All lintels are in excellent condition.
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View of lineal conditions - The masonry is relatively stable and will require minimal restoration. All lintels are in excellent condition.
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View of lineal conditions - The masonry is relatively stable and will require minimal restoration. All lintels are in excellent condition.


mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line


115 East Main Street, Suite 200
Madison, Wisconsin 53703 Image Report

cE—

B InSite Consulting Architects Stoughton Highway Trailer Building Complex Survey
(800) 453-8086

—

7/12/2017

View of lineal conditions - The masonry is relatively stable and will require minimal restoration. All lintels are in excellent condition.


mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line

mwiegel
Line


115 East Main Street, Suite 200
Madison, Wisconsin 53703 Image Report

—

m InSite Consulting Architects Stoughton Highway Trailer Building Complex Survey
(800) 453-8086

—

7/12/2017

The construction is mostly square, plumb and true.



# InSite Consulting Architects i i ildi

fi] InSite Consulting Archiects Stoughton Highway Trailer Building Complex Survey
{ ﬂ Madison, Wisconsin 53703 Image Report
Wi (800) 453-8086

) 7/12/2017

Note poor condition of roof - this has been open for many years - note the brick & mortar debris on the lower roof.
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\View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.



115 East Main Street, Suite 200
Madison, Wisconsin 53703 Image Report

cE—

m InSite Consulting Architects Stoughton Highway Trailer Building Complex Survey
(800) 453-8086

—

7/12/2017

View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.
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Additional view of condition at Figure 35.
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\View of damage at parapet - these conditions are very repairable.
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\View of damage at parapet - these conditions are very repairable.
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View of damage at parapet - these conditions are very repairable.



115 East Main Street, Suite 200
Madison, Wisconsin 53703 Image Report

—

B InSite Consulting Architects Stoughton Highway Trailer Building Complex Survey
(800) 453-8086

—

7/12/2017

e

\View of damage at parapet - these conditions are very repairable.
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Note condition at parapet - even though this area is severely deteriorated the overall (mass thickness) of the wall remains relatively
unchanged.
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View of parapet. View of relatively stable parapet despite the exceptionally deteriorated roof deck.
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View of parapet. View of relatively stable parapet despite the exceptionally deteriorated roof deck.
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View of "doghouse."
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View of interior of parapet.
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View of parapet/gutter from above.
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View of parapet at corner - upturned corner is from poor quality rebuild and is relatively stable.
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View of open mortar - a condition that is very repairable with this type of building.
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View of open mortar - a condition that is very repairable with this type of building.
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View of open mortar - a condition that is very repairable with this type of building.
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View of open mortar - a condition that is very repairable with this type of building.
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View of openings in very good condition.
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View of openings in very good condition.
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View of rebuilt parapet.
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View of rebuilt parapet.
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View of rebuilt parapet.
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View of rebuilt parapet.
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View of rebuilt parapet.
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View of arched window at Power Plant.
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View of arched window at Power Plant.
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View of rebuilt opening.
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View of distressed corner.
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View of open mortar and brick loss.
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Evidence of the massive brick utilized in this complex. |
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View of oculus window.
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Evidence of the massive brick utilized in this complex.



Madison, Wisconsin 53703

O

InSite Consulting Architects

115 East Main Street, Suite 200
(800) 453-8086

L]

Stoughton Highway Trailer Building Complex Survey
Image Report

7/12/2017

Overall view of Blacksmith Shop.
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View of deterioration.
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View of deterioration.
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View of deterioration.
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View of infill masonry.
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View of courtyard facade.
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View of courtyard fagade.
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View of courtyard facade.
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View of courtyard facade.
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View of courtyard facade.



InSite Consulting Architects Stoughton Highway Trailer Building Complex Survey
115 East Main Street, Suite 200
Madison, Wisconsin 53703 Image Report
(800) 453-8086

7/12/2017

’_{ ﬂn'

View of courtyard facade.
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View of gable at Blacksmith Shop.
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View of gable at Blacksmith Shop.
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View of gable at Blacksmith Shop.
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View of gable at Blacksmith Shop.
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View of gable at Blacksmith Shop.
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\View of stepped gable at clerestory.
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View of stepped gable at clerestory.
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View of stepped gable at clerestory.
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View of stepped gable at clerestory.




Madison, Wisconsin 53703

O

InSite Consulting Architects

115 East Main Street, Suite 200
(800) 453-8086

O

Stoughton Highway Trailer Building Complex Survey
Image Report

7/12/2017

View of stepped gable at clerestory.
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View of stepped gable at clerestory.
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View of gable at Blacksmith Shop.
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View of gable at Blacksmith Shop.
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View of severe damage at South gable of Blacksmith Shop.
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View of severe damage at South gable of Blacksmith Shop.
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View of severe masonry deterioration.
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View of severe masonry deterioration.
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View of severe masonry deterioration.
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View of severe masonry deterioration.
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View of severe masonry deterioration.
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View of severe masonry deterioration.
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View of severe masonry deterioration.
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View of severe masonry deterioration.
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