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October 2, 2018

Adelpho Bailon
Town of Randolph
7 Sumer Street
Drawer B
Randolph, VT 05060
ABailon@randolphvt.org
Re:

East Randolph Community Center
Preliminary Structural Review- Foundation

Dear Mr. Bailon:
This Assessment is being provided at your request and is partially funded by a grant from the
Preservation Trust of Vermont. The focus of this report is to assess the foundation and provide
our opinion of deficiencies and potential remedial steps.
Bob Neeld, PE met with Bill Morgan of the Town of Randolph on September 5, 2018 to review
and document existing foundation conditions. The attic was not accessed and no evaluation of
the roof has been made. The main floor framing was exposed by removing a ceiling tile in the
basement, but the presence of spray foam insulation made documenting and evaluating this
framing impossible without removing the insulation. A crawl space was accessed through a
storage room hatch adjacent to the mechanical room- the crawl space is about 5 feet above the
lower level and is about 3 or 4 feet high.
The building is a two-story structure with a main meeting and performance hall upstairs and
kitchen, dining, mechanical, and rest rooms in the lower level. The main/original building is
approximately 40’x50’ and there is a 14’ section full width on the back that appears to be an
addition. The building appears to currently be used and occupiable. For reference, the front of
the building facing Rte. 14 is considered east.
Observations:
General:
• There is a distinct odor of mildew or mold indicating the presence of moisture in the
lower level.
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•
•
•

Bill Morgan indicated that there are times when water flows into the basement- most
likely from the north where there are holes in the foundation.
Grade is high at the north and east sides, slopes down along the west wall and is low at
the south side.
The main level is wood framed and the basement floor is a concrete slab on grade.

Grading/Drainage:
•
•
•
•

Grade is at or above the wood framing/siding elevation throughout most of the building.
As a result, the wood siding is in poor condition throughout. Extensive sill rot is likely as
indicated by settlement of the exterior walls.
Ground levels do not slope away from the building and, in some cases, slope towards
the building. This is especially problematic at the north and south sides where the main
roof sheds rain water and on the west where the addition shed roof drains.
It does not appear there is a foundation drain- ie a drain pipe buried behind the
foundation walls. There is a catch basin on the south side that is reported to have
functioning piping that can be used to tie a new drain to.
A dehumidifier was operating in the basement and appeared to be flowing continuously
with condensation into a sink drain.

Foundations:
•
•

•
•

•

South- this is a concrete wall of unknown depth. The interior floor is at about the same
height as the exterior grade so there is no unbalance load condition. This wall appears
to be in serviceable condition.
West- this concrete wall steps 2 feet to 4 feet above basement slab level as grade slopes
up to the north and there is an access door with several steps down into the lower level.
There is some spalling of the concrete, but otherwise the wall is generally in good
condition.
North/West End- this section is 18” of concrete up to 42” with granite blocks on top and
a 6” concrete cap. There was water on the floor of the mechanical room.
North/Main – The exterior wall appears to be the original loose laid stone wall with a
granite block cap. There is a second concrete foundation wall about 8 feet into the
lower level that retains soil in a crawl space creating a void space. There are several
obvious holes in the stone foundation and the ground slopes toward the building. The
stone walls are in poor condition with loose stones and undermining of the soil below
the walls.
East- The foundation configuration is similar to the North/Main wall. The main entry
with a granite sill is located at the center of the wall and there is a stone retaining wall
at the south-east corner that allows grade to drop quickly from the east to the south.
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Discussion:
The issues to be addressed center around moisture: damage to framing, infiltration into the
lower level, and potential mold/mildew issues due to high moisture in the basement. Moisture
infiltration is likely to be from water flow through the foundation walls, moisture wicking
through the basement slab, and moisture from the exposed soil in the crawlspace. Additionally,
the stability of the stone walls is in question and further degradation is anticipated.
The foundations (at least at the north and east sides) should be replaced with new concrete
foundations. The existing granite pieces can be incorporated into a new foundation.
There are three foundation remediation options to be considered depending on the level of
renovation planned for the building:
1. OPTION 1-- Replace the entire foundationThis includes jacking the building, removing all concrete and stone foundations and
replacing with new concrete including a new concrete floor. The existing granite pieces
would be reused in the new foundation. This would cost effective if the basement was
to be renovated. The floor slab could then be replaced with a proper vapor barrier and
a slight raising of the building could be considered to facilitate drainage. Additional
space would be gained by adding the area of the crawl space.
2. OPTION 2-- Remove the north and east walls and interior walls & replace at exteriorThis would include removing the exterior stone walls and the interior concrete retaining
walls that are inset several feet. This would entail similar jacking and shoring as in
Option 1. This option provides some additional space in the basement and would
require replacing the north and east portions of the interior finishes (bathrooms and
other walls).
3. OPTION 3 – Replace only the north and east stone wallsThis would include replacing the perimeter stone walls with new concrete and
placement of a vapor barrier and concrete slab on the crawl space floor. This would be
the most cost-effective solution if the existing lower level facilities are intended to
remain (mechanical, restrooms, kitchen, etc.) and continue its current use. This would
address most of the defined issues- although the remaining crawl space wall and would
directly address the defined issues.
A full replacement (option 1) would provide the best long-term solutions to the issues and
would be on par for costs if the basement it to be renovated. Partial replacement (Options 2 or
3) provides alternatives to maintain the existing space and avoid the cost of full renovation if
this is desired.
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Drainage/moisture improvements should include regrading around the building including
providing a separation between ground and wood framing, installation of foundation drain
pipes installed near the bottom of footings, and new vapor barrier at the floor. If the existing
floor is to remain, a vapor barrier can be created by removing flooring and installing a sealer.
New concrete floor slabs would have a poly sheet vapor barrier installed below them.
Framing and siding repairs should include replacement of deteriorated siding, sheathing, and
sill beams.
Recommendations:
The following steps are recommended:
•
•
•
•
•

Replace foundations as per one of the options above.
Install foundation drains- tie into existing catch basin at south.
Regrade around the north, east, and south sides so that the ground slopes away from
the building and there is at least 8” from ground level to wood framing/siding.
Add a vapor barrier to the lower level- this could be a concrete sealer added to the top
of the concrete.
Replace/repair wood sills and siding.

Cost Opinion:
Temporary Shoring, Demolition, & New Foundations
Option 1
Option 2
Option 3

$90,000 to $120,000 (plus full fit up of the basement)
$75,000 to $100,000 (plus partial to full fit up of basement)
$55,000 to $80,000 (limited basement fit up possible)

Regrading and drainage
Sill and siding repair/replacement

$10,000 to $15,000
$18,000 to $25,000

Limitations:
This report is a conditions assessment to identify the major areas of work required to
rehabilitate the foundation and make steps toward financial planning and is not intended to be
used as a construction document for implementation of specific work. Additional design,
drawings, specifications and integration of project steps will be required to finalize
recommendations and provide direction to contractors.
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Opinions of Construction Cost provided herein are to be considered preliminary for planning
purposes only. Since a final design has not been developed and we have no control over the
costs or price of labor, equipment or materials, or over the selected contractor's method of
pricing, it is understood that the opinions of cost provided are made based on experience and
may differ from bid or actual costs.
Please let me know if there are any questions on this report or if you would like further
assistance from Engineering Ventures. We are pleased to have had the opportunity to assist
you.

Respectfully Submitted

Robert Neeld, PE – President
Engineering Ventures, PC

cc: Jenna Lapachinski jenna@ptvermont.org Elise Seraus at elise@ptvermont.org.
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