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Dear Fr. Theisen, 

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

The services performed in evaluating this building and in preparing this report have been in 
accordance with the level of skill and care normally used for this type of project.  The 
conclusions and recommendations discussed in this report are our best professional opinions 
based on our knowledge of current design and repair of this type of building.  No warranties are 
expressed or implied.   

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

 

Very truly yours, 

Collaborative Design Group, Inc. 

Craig Milkert, PE 

Principal 

 

I hereby certify that this plan, specification, or report was 

prepared by me or under my direct supervision and that I am 

a duly Licensed Professional Engineer under the laws of the 

state of Minnesota. 

Signature: _______________________________________________ 

Name:  Craig Milkert, PE 

Date:    02/02/2021                             License Number:  18360 
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EXECUTIVE SUMMARY 

The purpose of this report is to assess the current condition of the St. John the Evangelist 

Catholic Church, which consists of the main building that was constructed in 1883, as well as 

multiple additions at the east end of the building.  This report provides prioritized deficiencies 

and estimated costs for maintenance, repair, or replacement in order to guide the Owner in 

the long-term use of this building. 

A building is comprised of many components, the condition and performance of which are 

impacted by the performances of other components.  In most cases, the building 

components work together as a system to create the entirety of the building, so it is important 

to observe the components independently but also determine how their conditions impact 

the building comprehensively. 

For example, peeling paint and cracking plaster was observed in the church interior, which 

was caused by excessive water infiltration.  Failing rooftop flashings, deteriorating storm 

windows, and even masonry joints that were repointed with improper mortar could all be 

allowing water to seep into building and impact the condition of the interior.  It is critical to 

identify and address the causes of building problems prior to the repair of any individual 

deteriorated components.  In this instance, interior plaster deterioration is easy to identify, but 

repairing it would not be solving the actual issue, which is a failure of exterior building 

components. 

While the church is generally in good condition, especially considering its age, some issues 

around the building will need to be addressed to improve its performance and extend its 

useful life.  Recommended work includes replacement of the wood steeple roofing, masonry 

restoration of the interior of the bell tower and elsewhere around the building, replacement 

of metal flashings and coping, replacement of storm windows, and modifications to pilaster 

caps to prevent water infiltration and subsequent masonry deterioration.   

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

St. John the Evangelist Catholic Church is in Union Hill, a small unincorporated community 

west of New Prague, Minnesota.  As the eponymous name of the village suggests, the church 

sits atop a small rise among the farm fields of Scott and Le Sueur Counties.  The church is a 

visible landmark along State Highway 19 which crosses Southern Minnesota west to east from 

the South Dakota border to its terminus in Red Wing, Minnesota. 

BUILDING HISTORY AND SIGNIFICANCE 

Brief History of Union Hill 

The Union Hill area was settled in 1857 by German farmers from the Cologne and Trier areas of 

what is now Germany, then part of the Prussian Rhineland.  The area at that time was part of 

the settlement frontier and the early settlers faced the common travails and hardships of 

pioneer life.  In 1860, a small log church was built to the north of the existing church by 

members of the community.  This church was, however, not consecrated as it was too close 

to the already established parish of St. Benedict.  In 1865, a second log church was built south 

and west of the present church and, after a brief year of use, was also ordered closed as it 

was too close to the established parish in Heidelberg.  The parish itself was allowed to 

continue and, undaunted, the parishioners, under the direction of Fr. Berhold from Jordan, 

found the present site of the church.  Here, in 1867, a third church was built under contract 

with a builder from Shakopee.  This church was of wood framed construction and included a 

small bell tower.  The church retained the name of its earlier predecessors – St. John the 

Evangelist.  

History of Building and Use 

In 1875, the Franciscan Order established themselves in Jordan where they administered to 

the local churches in that area of the Minnesota River Valley – churches located in Jordan, 

Belle Plaine, Marystown, St. Joseph, St. Benedict, Heidelberg, and Union Hill.  In 1882 the 

parishioners and Fr. Fabian Rechtiene OFM met and decided to build a larger brick church to 

house the growing parish.  Brother Adrian Wewer OFM drew the plans and directed the 

construction of the work.  Brother Wewer was born in 1836 in Harsewinkel in the Prussian state 

of Westphalia.  Joining the Franciscan Order, he became the primary architect for the 

Franciscan Province of the Scared Heart of Jesus St. Louis-Chicago Province where he 

designed over 100 churches, college buildings, seminaries, schools, convents, and hospitals 

for German-Catholic communities across the United States.  The cornerstone of the church 

was laid on May 20, 1883 and the church was consecrated on July 2, 1884 by Bishop Thomas 

Grace.  In 1909, a four-room brick rectory was added to the east end of the church to 

complement the existing sacristy and vestry the were previously the parish priest’s Rectory. 
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Figure 1:  Br. Adrian Wewer OFM with workmen at an unknown church project. 

The present parish school building dates from 1920 built to plans from the State Board of 

Education.  It replaced an earlier school building that was lost to fire. 

The parish cemetery lies directly west of the church on gently sloping ground. 

Character Defining Features 

The Church of St. John the Evangelist is a designed in a Neo-Gothic style.  Br. Wewer worked 

primarily in this and the Neo-Romanesque style, styles typical for contemporary ecclesiastical 

structures in his home country.  Br. Wewer used three basic floor plans for the churches he 

designed – the three aisled basilica, the three aisled hall church, and the wide hall church 

with no side aisles.  He also frequently added transepts to his church plans.  St. Johns is 

designed as a wide hall church with transepts. It seats approximately 275 people. 

The church is built of load-bearing brick masonry with heavy timber roof trusses. The roof 

trusses carry perpendicular purlins and board sheathing. The current roof cladding is fiberglass 

shingles, although the bell tower steeple retains its original shaped wood shingles. The roof 

trusses also support an arched suspended plaster ceiling.  The interior wall finish consists of a 

traditional three-coat plaster finish applied directly to the brick masonry. The basement of the 

church is largely unexcavated and functions primarily as a crawlspace. 

The church massing consists of a central bell tower with steeple, four structural bays, 

transepts, and an octagonal chancel.  The structural bays are defined by engaged brick 

piers on the exterior as well as pointed arch window openings.  Blind arched arcades in 

contrasting brick define the top of the exterior walls of the main body of the church in 

addition to the transepts and the bell tower string course.  Quatrefoil windows are located 

above the transept side entrances.   
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The bell tower contains three bells of three sizes; the largest bell bears the inscription ‘May 

Blessed St. John, the Disciple of Love, teach us to love God.”, the second bell “Saint Stephen, 

Martyr of Christ, Pray for us.”, and the smallest “May the Virgin Mary bless us with her dear 

child.”   

 

 

Figure 2: Blind arcades along the bell tower string course. 

Historic Integrity 

Although the church has been remodeled over the intervening years, it retains much of the 

design integrity of its designer, Br. Adrian Wewer.  Most notably are the Gothic main altar and 

side altars that have escaped largely intact any modernization, and which are important 

examples 19th century design.  A statue of St. John the Evangelist is center on the main altar 

flanked by St. Francis of Assisi and St. Anthony of Padua.  The side altars are dedicated to St. 
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Joseph and the Blessed Virgin.  Originally the altars had a 

transparent wood finish but were painted at some later 

date and lost some of their embellishment.  The unpainted 

existing confessional may offer a clue as to the original 

appearance of the main and side altars.   

 

 

 

 

 

 

 

 

 

Figure 3: St. Anthony of Padua, from the main altar. 

 

At the St. Joseph altar, St. Joseph is flanked be St. 

Laurence and St. Wendelin of Trier. St. Wendelin is dressed 

as a herdsman.  The name ‘Wendelin’ means wanderer or 

pilgrim in Old German.  The significance of St. Wendelin 

on the altar lies in the fact that many of the immigrants to 

the Union Hill area were from the Trier area of Germany.  

St. Laurence is identified by the gridiron he holds, a symbol 

of his martyrdom. 

 

 

 

 

 

 

 

Figure 4: St. Joseph with Sts. Laurence & Wendelin of Trier. 
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On her altar, the Blessed Virgin is flanked by St. Elizabeth of 

Hungary and St. Agnes.  St. Agnes holds a lamb, symbol of 

her purity.  St. Elizabeth has a long association with the 

Franciscan order; here she holds a loaf a bread in her arm, 

symbol of her charity. 

 

 

 

 

 

 

 

 

Figure 5: Blessed Virgin Mary with Sts. Agnes and Elizabeth 

of Hungary. 

 

 

Originally the church was elaborately ornamented with 

multi-color stencil work on both walls and ceiling.  

Remnants of the work can be found concealed in a later 

constructed closet.  Also found in this closet is the signature 

of the artist, ‘A. Schwendinger, New Ulm, 1916’. Alexander 

Schwendinger was born in Austria in 1862 and with Anton 

Gag painted and decorated many houses and churches 

in the area, most notably Holy Trinity Cathedral in New Ulm.  

Schwendinger is best known for his large historical painting 

‘Defense of New Ulm’ which vividly illustrates the 

desperate defense of the city in the Dakota Conflict of 

1862 and which today resides with the Brown County 

Historical Society. 

The stenciling was lost in a later redecoration due to both 

age and change of decorative sensibilities. 

 

 

Figure 6: Original wall stencil work. 
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Figure 7: Original ceiling stencil work enclosed in a later closet. 

 

 

Figure 8: Signature of the decorative artist Alexander Schwedinger. 
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The church windows are decoratively stenciled panes of clear and colored glass with various 

symbolic motifs at the top of the window.  Donors names have been cold painted on most of 

the windows near the sill. 

 

 

Figure 9: Church windows at the north side of the nave. 

 

 

Figure 10: Typical symbolic window motif. 
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Several windows have hail damaged panes that have 

been repaired with silicone sealant.  The damaged panes 

can be faithfully reproduced in the future. 

 

 

 

 

 

 

 

 

 

Figure 11: Typical cold painted window donor family 

name. 

 

There are several areas of plaster damage present throughout the church, typically at the 

transepts of church where exterior flashing has failed, and water intrusion has resulted.  Most 

of this damage is largely superficial with the finish plaster coat subjected to repeated 

episodes of wetting and drying.  Once the source of the water intrusion is found and repaired 

and the brick substrate dry, the plaster can be easily repaired.   

 

Figure 12: Plaster damage at transept window. 
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Significance of the Building 

The Church of St. John the Evangelist is a fixture in the local farming landscape of the 

Southern Minnesota.   From its siting on a small rise, it commands the approaches on State 

Highway 19 from both east and west.  It is also a significant architectural work by Br. Adrian 

Wewer OFM and as such represents an important chapter in the Franciscan missionary 

presence in the Minnesota River Valley.  Unique among churches this size, the Church of St. 

John the Evangelist incorporates transepts that give the church a spaciousness that its size 

belies.  The solid masonry church is also representative of a type of building construction that 

is ancient and that cannot be replicated today.  It also contains original altars that are 

wonderfully detailed and possess statuary of exceptional quality.  Of course, the most 

important significance of the church is to those who call it their spiritual home.  

 

 

 

Figure 13: St. Agnes. 
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REVIEW OF DOCUMENTS 

Review of original and renovation drawings, as well as any previous reports are typically 

reviewed to understand the construction of the building, and any changes made over the 

years.  No documents were provided by the owner for review.   

TESTING 

Thermal imaging can used to identify areas of moisture saturation within the roof or building 

envelope, which helps pinpoint areas of ongoing water infiltration.  Because our November 

observations occurred during a dry period, we did not utilize this testing method because we 

did not believe that it would indicate any areas of ongoing saturation.  Potential areas of 

water infiltration were identified based on our observations of staining and deterioration.  

Rilem tube testing is another potential testing method that determines the porosity of a 

building’s masonry materials and surrounding mortar.  Mortar is meant to deteriorate over 

time; it should be more porous than the brick or stone so that water vacates the wall through 

the joint and protects the masonry materials from deterioration.  This testing method also was 

not utilized since it was clear from our observations that the joints are much more 

deteriorated than the bricks themselves, meaning that the mortar is more porous than the 

bricks and is properly dispelling water. 

Drone imaging was employed to get a closer look and capture photos of building areas that 

are difficult to access, particularly the exterior of the steeple.  The drone was used to observe 

building masonry, roofs, flashings, parapets, cornice, windows, and gutters. 

OBSERVATIONS 

Initial visual observations were completed on September 16, 2020, followed by more 
comprehensive observations November 16, 2020.  The site, envelope, roof, interior, and 
structural components were observed for the church building and its additions.  The following 
rating system was used in assessing the condition of the building components:  

• Excellent: The building component is new, with no apparent defects. 

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

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

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

ROOFS 

1. The main 

church building and 

additions have 

asphalt shingle 

roofing. 

 

 

2. Asphalt shingles 

on the church 

building and 

additions appear to 

be in overall good 

condition. 
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OBSERVATIONS REFERENCE PHOTO 

3. Some small 

open gaps were 

observed where the 

roof abuts to the end 

walls.  

 

4. View of water 

stains on the wood 

framing and a small 

gap in the roof. 
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OBSERVATIONS REFERENCE PHOTO 

5. The stone cap 

on the roof parapets 

at the north and 

south sides of the 

building has been 

covered with metal, 

which appears to be 

in good overall 

condition, other than 

obvious hail 

damage.  The metal 

flashings below the 

cap have failed or 

are missing, leaving 

an exposed gap at 

the bottom of the 

parapet. 

 

6. At the parapet 

on the west side near 

the steeple, the stone 

has been entirely 

wrapped with metal, 

which has detached 

from the wall.  The 

condition of the 

flashings behind the 

cover is unknown. 
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OBSERVATIONS REFERENCE PHOTO 

7. The lack of 

parapet coping and 

flashing, and the 

poor condition of the 

brick wall will allow 

water infiltration into 

the wall. 

 

8. The missing 

flashing in this 

location corresponds 

to water infiltration 

and staining on the 

ceiling below. 
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OBSERVATIONS REFERENCE PHOTO 

9. Roof level 

cornices have 

peeling paint and 

deteriorating or 

missing wood. 

 

10. View of peeling 

paint and 

deteriorating 

wooden cornice. 
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OBSERVATIONS REFERENCE PHOTO 

11. The wooden 

fascia has 

deterioration and 

peeling paint. 

 

12. Metal gutters 

appear to be in 

good to poor 

condition overall, but 

some corrosion is 

present.  The gutters 

on the east side of 

the roof have had a 

rubber liner installed, 

which is in poor 

condition. 
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OBSERVATIONS REFERENCE PHOTO 

13. Some minor 

debris was observed 

in metal gutters and 

downspouts.  Minor 

corrosion is evident in 

all gutters. 

 

14. PVC piping ties 

some of the gutter 

systems together. 
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OBSERVATIONS REFERENCE PHOTO 

15. Some gutters 

discharge onto 

concrete splash pads 

and others move 

water away from the 

building with plastic 

downspout 

extenders. 

 

16. There are no 

gutters on the low 

roofs near the east 

end of the building 

on the south and 

north sides of the 

building.  Pilasters 

below these 

locations are 

deteriorating more 

significantly than in 

other locations 

around the building, 

which could be 

caused if water is 

discharging directly 

on top from the roofs. 
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OBSERVATIONS REFERENCE PHOTO 

17. The steeple has 

a cedar shingle roof, 

which is in overall 

poor condition. 

 

18. Portions of 

shingles are 

detaching from the 

steeple roof. 
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OBSERVATIONS REFERENCE PHOTO 

19. Missing and 

deteriorating wood 

shingles were 

observed around the 

lower portion of the 

steeple roof.  

 

20. View of some 

missing and broken 

shingles at the 

southeast corner of 

the steeple roof. 
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OBSERVATIONS REFERENCE PHOTO 

21. The metal 

coping covering the 

stone cap at the 

base of the louvers 

appears to be 

sloping back towards 

the building.  Water 

infiltration into the 

building was noted 

on the interior of the 

tower at this location. 

 

22. The entrances 

on the north and 

south sides of the 

church have metal 

roofs and flashings. 
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OBSERVATIONS REFERENCE PHOTO 

MASONRY 

23. The church 

walls, decorative 

elements, bell tower, 

and chimney are 

constructed with 

brick masonry.  The 

rectory addition is 

also brick, while the 

kitchen addition is 

wood framed with 

wood siding and the 

garage is wood 

framed with vinyl 

siding. 

 

 

24. The brick 

masonry is in mostly 

good condition, but 

there are some 

locations with 

significant brick and 

mortar deterioration. 
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OBSERVATIONS REFERENCE PHOTO 

25. View of 

deteriorating mortar 

and open joints. 

 

26. Cracked bricks 

and open mortar 

joints were observed 

in multiple locations. 
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OBSERVATIONS REFERENCE PHOTO 

27. View of 

cracked bricks in the 

bell tower masonry. 

 

28. Masonry in this 

location is in poor 

condition.  Water 

may have infiltrated 

behind the 

decorative cap, 

migrated down the 

pilaster, and 

deteriorated the 

mortar joints. 
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OBSERVATIONS REFERENCE PHOTO 

29. Staining on this 

pilaster indicates that 

water may have 

overflowed from the 

roof, causing the 

green stain and 

some of the joint 

damage.  It is likely 

that water also 

penetrates behind 

the cap of this 

pilaster, like what is 

occurring in the 

previous photo, since 

the upper joints 

appear to have 

been repaired. 
 

30. Pilasters in other 

areas around the 

building appear to 

be performing better 

than the two at the 

east end. 
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OBSERVATIONS REFERENCE PHOTO 

31. Some bricks 

around the building 

are deteriorating, but 

this condition is not as 

prevalent as mortar 

deterioration. 

 

32. Skim patches 

and replaced mortar 

were observed 

around the building. 
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OBSERVATIONS REFERENCE PHOTO 

33. Different 

colored bricks and 

mortar indicate that 

repairs have been 

made in the past.  

Many of the repairs 

appear to still be 

performing well but 

note the failing joints 

in the pilaster to the 

left. 

 

34. Mortar is 

beginning to pop out 

of the joints in some 

locations.  It is likely 

that the wrong 

mortar type was used 

during a masonry 

repair project, and 

water is pushing it out 

instead of flowing 

through the mortar. 
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OBSERVATIONS REFERENCE PHOTO 

35. It appears that 

some repointing work 

has also been 

completed to the 

bell tower. 

 

36. The interior brick 

masonry walls below 

the base of the 

louvers in the bell 

tower are in poor 

condition, with many 

locations of soft and 

weathered mortar.  

Some bricks are loose 

and/or missing below 

the sill of the louver. 
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OBSERVATIONS REFERENCE PHOTO 

37. The interior brick 

masonry walls above 

the base of the 

louvers appears to 

be in overall good 

condition. 

 

WINDOWS AND 

DOORS 

38. Stained glass 

windows have been 

fitted with metal 

storm windows on the 

exterior of the 

building. 
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OBSERVATIONS REFERENCE PHOTO 

39. Storm windows 

at the east end of 

the building are 

wood and metal.  

Peeling paint and 

deteriorating wood 

were observed. 

 

40. Wooden frames 

are deteriorating, 

with missing wood, 

peeling paint, and 

failed caulked joints 

observed in multiple 

locations. 
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OBSERVATIONS REFERENCE PHOTO 

41. Some of the 

storm windows on the 

north and west sides 

of the building have 

an extended metal 

frame that covers the 

wood below to 

prevent the type of 

deterioration seen in 

the previous photo.  

Some deterioration is 

present on the 

exposed wood 

frames.  

 

42. View of some 

wood peeling paint 

and failed sealant at 

the wood window 

frame.  Note the 

extended metal 

storm window frame 

that covers and 

protects the lower 

portion of the wood 

frame. 
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OBSERVATIONS REFERENCE PHOTO 

43. Broken glass 

was observed on the 

north side of the 

building. 

 

44. Some cracked 

and deteriorated 

window sills were 

observed. 
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OBSERVATIONS REFERENCE PHOTO 

45. One stained 

glass window, 

located above the 

main entrance, is 

covered with a metal 

screen. 

 

46. The bell tower 

has open wood 

louvers with metal 

screens.  These 

louvers are in good 

condition overall 

despite some minor 

deterioration and 

peeling paint. 

 



St. John the Evangelist Catholic Church Condition Assessment 

February 2, 2021 OBSERVATIONS 

CDG Project #20076.00 

 

35 

 

OBSERVATIONS REFERENCE PHOTO 

47. View of peeling 

paint and open joints 

at the bell tower 

louvers. 

 

48. Doors and 

transom windows are 

in overall good 

condition, though 

peeling paint is 

occurring at frames 

and some cracked 

landings are present. 
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OBSERVATIONS REFERENCE PHOTO 

49. View of 

cracked concrete at 

one of the building’s 

doors. 

 

50. Locked storm 

doors provide exterior 

access to the church 

basement. 

 



St. John the Evangelist Catholic Church Condition Assessment 

February 2, 2021 OBSERVATIONS 

CDG Project #20076.00 

 

37 

 

OBSERVATIONS REFERENCE PHOTO 

51. A wooden 

exterior door is 

located in the church 

basement. 

 

SITE AND STEPS 

52. The site appears 

to be relatively flat, 

which may prevent 

water from moving 

away from the 

building effectively.  

The main church only 

has a partial 

basement, so it is 

unclear if seepage 

into the foundation is 

occurring.  However, 

exterior deterioration 

to the bottom of the 

masonry walls and 

addition foundations 

was observed. 
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53. The two steps 

leading to the main 

entrance have 

settled. 

 

54. Concrete 

deterioration was 

observed at the main 

entrance steps. 
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OBSERVATIONS REFERENCE PHOTO 

55. Cracking is 

occurring in some 

concrete site steps. 

 

56. Some slight 

settling has occurred 

at building steps.  

Gaps are open 

between stairs and 

the building in 

multiple locations 

and the bottoms of 

metal handrails are 

rusting. 
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OBSERVATIONS REFERENCE PHOTO 

57. Sidewalks 

around the church 

are in good 

condition overall, 

though some cracks 

and settling were 

observed. 

 

58. Some settling 

has occurred, 

creating a slight 

tripping hazard on 

the sidewalk. 
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OBSERVATIONS REFERENCE PHOTO 

STRUCTURE 

59. Wooden posts 

support the center of 

the church structure.  

Temporary shoring 

posts have been 

added at some point 

in time.  

 

 

60. Some structural 

modifications have 

apparently been 

made at some point, 

with portions of some 

beams removed and 

later retrofitted to 

restrengthen the 

structure.  Note the 

second beam 

spanning lower than 

the original one. 
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OBSERVATIONS REFERENCE PHOTO 

61. Wood posts 

have been added 

and shimmed on top 

of the lower beam 

shown in the previous 

photo. 

 

62. View of 

previously removed 

original floor beams; 

note the smaller new 

board that has been 

attached to the 

original beam.  At 

least two floor beams 

have been modified 

in this way. 
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OBSERVATIONS REFERENCE PHOTO 

63. Shoring posts 

have been installed 

but are not securely 

connected at the 

base and top. 

 

64. A wooden post 

is sitting directly on 

the dirt floor in the 

basement; the 

bottom of this post is 

deteriorating. 
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OBSERVATIONS REFERENCE PHOTO 

65. Removal of a 

portion of wall in the 

basement has 

resulted in one joist 

not being supported. 

 

66. A concrete slab 

appears to have 

been poured around 

the existing wood 

posts in the 

basement of the 

rectory addition. 
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OBSERVATIONS REFERENCE PHOTO 

67. A wood post in 

the basement of the 

rectory basement 

has detached from 

the beam. 

 

68. It appears that 

one of the posts in 

the basement of the 

rectory addition has 

been shimmed to 

address the settling 

that has occurred.  
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OBSERVATIONS REFERENCE PHOTO 

69. Large cracks 

are present in the 

plaster veneer 

covering the 

foundation walls in 

the basement of the 

rectory addition.  This 

veneer is a non-

structural finish 

applied over the cast 

in place concrete 

wall.  The concrete 

foundation wall 

behind the veneer 

appears to be in 

good condition. 

 

70. Deteriorated 

masonry and 

foundation were 

observed at the east 

side of the rectory 

addition near the 

garage. 
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OBSERVATIONS REFERENCE PHOTO 

71. Multiple holes 

were observed in the 

concrete masonry 

unit (CMU) 

foundation of the 

garage. 

 

72. View of 

foundation and wall 

damage at the 

northeast corner of 

the garage. 
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OBSERVATIONS REFERENCE PHOTO 

73. A small kitchen 

addition was added 

to the rectory 

addition.  The north 

side of the kitchen is 

settling, causing the 

addition to pull away 

from the building. 

 

74. View of 

foundation 

deterioration below 

the kitchen addition. 
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OBSERVATIONS REFERENCE PHOTO 

75. The kitchen 

addition has settled 

and is pulling away 

from the rectory 

walls. 

 

76. The wood 

framed roof structure 

appears to be in 

good condition.  A 

layer of OSB 

sheathing has been 

installed over the 

original roof 

sheathing boards. 
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OBSERVATIONS REFERENCE PHOTO 

INTERIOR 

77. View of the 

interior of the church 

looking east.  The 

interior finishes 

appear to be in 

overall good 

condition and well 

maintained, with the 

exception of 

localized water 

damage. 

 

 

78. Interior view 

looking west. 
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OBSERVATIONS REFERENCE PHOTO 

79. Cracking and 

deterioration is 

occurring to interior 

plaster in the church. 

 

80. View of 

deteriorating plaster. 
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OBSERVATIONS REFERENCE PHOTO 

81. Peeling paint 

indicates that water 

infiltration has 

occurred in the 

interior of the church.  

This deterioration is 

near a failing metal 

roof flashing. 

 

82. View of water 

stains on the ceiling 

tile in the Rectory. 
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OBSERVATIONS REFERENCE PHOTO 

83. Door frames in 

the rectory addition 

are no longer square 

due to differential 

settling.  The settling 

has also caused the 

floors to have 

significant sloping. 

 

OTHER ITEMS 

84. Two sump pits 

are located in the 

basement of the 

church.  Standing 

water was observed 

in both pits. 
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OBSERVATIONS REFERENCE PHOTO 

85. One sump pit in 

the church basement 

has a pump.  This 

pump appears to be 

operational, and 

pumping water into 

the basement of the 

rectory addition. 

 

86. Water from the 

church basement 

sump pump 

discharges onto the 

floor and into the 

floor drain of the 

rectory addition 

basement. 
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OBSERVATIONS REFERENCE PHOTO 

87. A water line in 

the rectory basement 

is leaking. 

 

88. The church is 

heated with three 

hot water boilers 

located in the 

basement.  The 

boilers appear to be 

operational, but 

poorly maintained. 
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OBSERVATIONS REFERENCE PHOTO 

89. The well 

pressure tank 

appears to be in 

good condition but 

was not tested. 

 

90. The water 

softener appears to 

be operational but 

was not tested. 
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OBSERVATIONS REFERENCE PHOTO 

91. Fuse boxes and 

an electric hot water 

heater are located in 

the basement of the 

rectory. 

 

92. One of the 

lightning protection 

wires is no longer 

grounded. 
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DISCUSSION AND CONCLUSIONS OF BUILDING CONDITIONS 

The purpose of this condition assessment is to determine the current condition of the building 

components in order to provide the Parish with a logical plan to repair and maintain the 

church.  Deficiencies will be prioritized, and estimated costs provided for maintenance, 

repair, or replacement. 

A building is comprised of many components.  The performance of many of these 

components is affected by the performance of others.  In most cases, the building 

components work together as a system to create the entirety of the building.  As such, the 

building components must be observed independently, but assessed comprehensively.  The 

cause of the problems must be addressed prior to the repair of any individual deteriorated 

components.   

This section of the report will link the deterioration of the individual components to the cause 

of the problem, which in many cases will be related to the deterioration of another 

component.  Recommendations will be made to systematically repair the deteriorated 

components to preserve the building. 

Roof 

The church and its additions have sloped asphalt shingle roofs that appear to be in overall 

good condition.  The shingles appear to have been recently replaced.  However, the 

flashings that waterproof the intersections of the roof and walls do not appear to have been 

replaced with the roof.  These flashings are either missing, or are in poor condition.   

Some small gaps of light were observed in the attic where the sloped roof abuts to the end 

walls.  This situation is the result of the poor construction of the flashings and metal coping 

over the top of the end walls.  Water seepage in this location is the likely cause of water stains 

and plaster deterioration int heh sanctuary below.  Water stains and mold in the attic space 

indicate that infiltration has occurred in the past, but there was no indication that this a 

significant current issue.   

The stone caps on the exterior walls have been covered with metal coping.  The installation 

of the metal coping was presumably completed to prevent water from infiltrating through the 

joints of the stone caps.  Some locations and covered completely on the top and sides, while 

the covering is only partial in other locations.  The top of the north wall is one example of 

incomplete metal work, which is a likely source of water infiltration into the masonry wall.  The 

interior wall of the sanctuary is water stained and has deteriorated plaster in this location.   

Although the condition of the coping appears to be good in many locations, except for 

some hail damage, the overall assembly of coping, flashings, and shingle roofing is poor.  The 

best long-term solution is to properly replace the metal coping and flashings and tie it into the 

shingle roofing and underlayments. 
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The building has painted wooden flat fascia and decorative cornices just below the shingle 

roofs.  Peeling paint is typical on the fascia, cornices, and all of the other exterior wood on 

the building.  Some deteriorated and missing wood were also observed in select locations. 

The building has galvanized metal gutters that are built into the cornice.  Overall, the gutters 

appear to be in good to poor condition, with some evidence of corrosion.  The gutters on the 

east end of the building appear to have been lined with rubber, which is in poor condition.  It 

is assumed that this was done to solve a water seepage issue.  The gutters will likely need to 

be replaced within 10 years. 

Some of the gutters are connected together with PVC piping.  Downspouts are fitted with 

plastic extenders or discharge onto concrete splash pads to help move water away from the 

base of the building.  Some debris was observed in both the gutters and downspouts, but 

there is minimal build up and no indication that is negatively impacting drainage.  Two brick 

pilasters at the east side of the north and south façades have severe masonry staining and 

deterioration; this could be due to the fact that the roofs in this area do not have gutters and 

may be dropping water directly on top of these elements. 

There are small metal roofs over the north and south entrances of the church.  These roofs 

have some minor corrosion in some locations but appear to be performing well overall.   

The steeple has a cedar shingle roof that is in poor condition.  Around the base of the roof, 

there are areas of missing and broken shingles, exposing the wood underlayment.  The 

roofing on the steeple should be replaced.  Some replacement of the roof sheathing should 

be expected as part of the roofing replacement. 

Metal coping has been installed over the stone cap at the base of the louvers on the bell 

tower.  It appears that the metal coping is poorly installed and is allowing water to drain back 

towards the building.  This corresponds to deteriorating masonry below the louvers on the 

inside of the bell tower. 

Masonry 

The church and rectory addition feature brick masonry, while the garage has vinyl siding, and 

the kitchen has wood siding.  All exterior walls are in good condition overall.  Some of the 

observed bricks are worn, but most of the deterioration is occurring in the mortar joints, which 

is expected.   

The exterior walls of the church are built with a mass brick masonry wall construction.  This 

term refers to the construction of the wall using solid masonry, with no cavity or insulation.  The 

multiple wythes of brick are connected together to form one solid mass.   

Mortar in this type of wall serves two functions as part of the mass wall system; it is used to 

hold the masonry in place to create a monolithic wall and is also utilized as a sacrificial 

element to facilitate the drainage of water from the mass wall.  The mortar is intended to be 

more porous than the brick to facilitate drainage.  If water cannot drain from the mortar 

joints, it will be retained in the brick. This situation can cause cracking and spalling in the 
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winter when freezing causes the water to expand.   

It is important to emphasize that masonry walls are not a completely weather tight assembly.  

All masonry will absorb some amount of water.  In a mass masonry wall, the brick assembly is 

used to store water that is not shed from the outer surface.  Moisture is eventually removed 

from the wall by evaporative drying as it moves through the permeable mortar.  With few 

exceptions, all masonry joints must be maintained with appropriate mortar to ensure proper 

performance and longevity of the exterior walls.  Re-pointing joints with a permeable mortar 

will limit the amount of water seeping into the walls, while also effectively expelling any 

infiltrated moisture. 

Brick and mortar contain many microscopic pores (holes or air pockets).  The more air 

pockets and the more connected the pockets are to each other the higher porosity.  The 

connected pores form a capillary, or a channel through which water can pass.  Maintaining 

this porosity in a mass wall will extend its longevity and reduce maintenance costs.  In some 

buildings, modern mortar mixes with high levels of Portland cement have been used for re-

pointing.  This creates a stronger, more durable mortar, but also makes it less permeable than 

the surrounding masonry.  This type of mortar often causes premature deterioration of the 

surrounding brick and stone masonry, as the non-porous mortar causes any water in the wall 

system to be expelled through the brick instead of the mortar joints.  

All materials will deteriorate over time with the passing of water.  It is best for the mortar to 

deteriorate and be the sacrificial element in the wall assembly rather than the brick, as it can 

more easily be replaced.  Masonry buildings using this type of construction generally need to 

be re-pointed every 40 to 60 years to maintain the integrity and performance of the wall.   

Cracks and open joints were observed in locations around the entire building and are most 

common around windows, near the ground, and in the bell tower.  It is evident that some 

masonry repairs have been completed in the past; skim patches and new mortar joints were 

observed in multiple locations.  For instance, the color of some of the bricks and mortar at the 

east side of the building on the south façade indicate that work has been completed.  

Despite the masonry having been repointed, some cracks and openings are starting to form.   

It is evident that the mortar used for repointing the brick masonry is less permeable than the 

brick.  This results in moisture being retained within the mass wall, and is pushing the mortar 

out of the joints in some locations, and causing spalling of the bricks in other locations. 

There is clearly an issue of excessive water infiltration at the building’s pilasters, particularly at 

the east end of both the north and south facades.  Water is likely entering behind the stone 

cap of the pilaster and working its way down the masonry assembly, resulting in severe 

damage to the top of this element.  The heavy staining on the north pilaster and the lack of 

gutters above indicates that water may be discharging from the roof directly above these 

areas.  This may explain why the damage is more severe at the two easternmost pilasters 

than at any of the others around the building. 

The interior faces of the bell tower walls are in poor condition, with very soft and eroded 

mortar joints between the bricks.  Some bricks are very loose or are missing below the sills of 
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the louvers.  This deterioration is mainly below the sill of the louver.  The walls above the sill 

height appear to be in good condition.  This suggests that the deterioration is due to water 

infiltration at the base of the louvers.  Water blowing in through the louvers is not the 

suspected source since the louvers appear to be intact and able to properly shed water.  As 

mentioned above, the metal coping covering the stone masonry at the base of the louvers 

does not appear to drain well and is likely directing water to the interior face of the masonry 

instead of shedding off of the exterior face of the wall.  The metal coping needs to be 

replaced with a positive slope away from the wall prior to repointing the interior masonry. 

Windows and Doors 

Most of the stained glass windows are covered with wood framed storm windows.  It appears 

that these have been retrofitted with metal framed storm windows at some point.  Broken 

glass was observed in a wooden storm window and wood frames are in poor condition, with 

peeling paint, rotting wood, and failing caulked joints present around the building.  Some of 

the metal storm windows on the north façade extend further down to cover and protect the 

bottom of the wood frame, which is a particularly susceptible location for deterioration. 

The bell tower has open wood louvers and metal screens installed inside the structure.  Similar 

to the wood storm window frames around the church, peeling paint and failing caulked joints 

are typical in the bell tower louvers.  This condition is also occurring around the building’s 

doors, where peeling paint was observed on the large wood door frames and around 

transom windows.  Some cracks were observed in the concrete landings in front of the 

exterior doors. 

Site and Steps 

The grade of the site is relatively flat, but it does not appear that water infiltration into the 

foundation is an ongoing concern, though this is difficult to ascertain for sure since the church 

basement does not extend to the foundation walls.  Masonry deterioration is more prevalent 

near the base of the exterior walls, and some foundation damage was observed at the east 

façade additions, so it is likely that the site is not helping to move water away from the 

building as effectively as it could be.  Still, the gutter system appears to be effectively 

discharging water away from the building for the most part, so any potential issues with a flat 

site are minor. 

Sidewalks are in good condition, with only minor cracking and settling observed.  Cracks 

have also formed in the concrete exterior steps and some settling has resulted in a gap 

between some steps and the concrete landing in front of the exterior doors.  Handrails are 

also corroding at the connection to the concrete steps.  None of these conditions are 

considered to be severe, but, in the case of settling and cracking concrete, could be a 

tripping hazard as the condition worsens over time. 
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Structure 

Overall, the structure of the church appears to be in good condition.  The exterior masonry 

bearing walls are solid and show only minor deterioration.  The wood roof structure also shows 

little evidence of deterioration.  Some structural modifications of the 1st Level floor framing are 

evident in the basement.  Although some of the modifications appear to be temporary, and 

some improvements should be made, the structure is currently performing well.  Remediation 

of the structural elements in the basement are a lower priority than other building issues. 

The structure of the bell tower and steeple are currently the most vulnerable structural potions 

of the building.  Although they are currently in good structural condition, continued water 

seepage from the failed wood shingles and continued deterioration of the interior of the bell 

tower walls may compromise the structural integrity of those elements.  It will be far better to 

proactively maintain the bell tower and avoid costly structural repairs in the future. 

The structure of the rectory has certainly undergone significant settlement, as is experienced 

by the sloping floors and out-of-square door frames.  The structural elements of the building 

appear to be sound, but differential settlement due to poor soil conditions is evident.  

Although this seems like a major deficiency, the structure appears to have stabilized as it is 

reported to no longer be settling.   If desired, the structure can be leveled to become more 

usable.  This, however, should also be considered a lower priority as compared to other 

identified deficiencies. 

Interior 

Overall, the interior finishes have been maintained and in good condition.  Some water stains 

are evident on the ceilings and walls, along with some deteriorated plaster.  The plaster can 

be repaired and repainted after the roof issues have been addressed and the water 

infiltration stopped. 

It should be noted that all moisture and water stains may not be completely due to roof 

issues.  The condition of the exterior masonry can sometimes drive moisture to the interior of 

the building instead of expelling to the exterior.  As discussed above, the purpose of the 

highly permeable mortar is to allow any precipitation that is absorbed by the bricks to be 

drained from the assembly through the mortar joints.  Based on our observations, it appears 

the exterior has been repointed with mortar that is less permeable than the bricks.  While this 

situation usually shows itself with deteriorating bricks, the moisture absorbed by the bricks will 

sometimes migrate towards the interior, as this is the path of least resistance.  Therefore, some 

plaster deterioration may be ongoing for a while, with the remediation being a step by step 

process to correct all building issues. 

Other Items 

There are two sump pits in the church basement, with one sump pump that is operational 

pumps water into the Rectory basement where it is dumped onto the floor and into a floor 
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drain.  It appears that the pits are collecting groundwater as the sump pump did not actually 

lower the level of water in the pit. 

Also located in the church basement are three hot water boilers that provide heat to the 

church.  While extensive assessments of the mechanical and electrical components are 

outside of the scope of this report, based on our limited observations, it appears that the 

boilers are in need of maintenance.  In the Rectory basement, there is an electric hot water 

heater, water softener, and fuse boxes.  A water pipe in this basement has a small leak that 

has resulted in a large puddle of water on the floor. 

The exterior of the building has multiple lightning protection cables that run from the roof to 

the ground.  One wire on the south façade is hanging from the roof and is no longer 

grounded. 
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RECOMMENDATIONS 

The recommendations made in this report are not inclusive of all items to be repaired; as 

such, this report is not intended to be used as a construction document.  Because of the 

extent of recommended repairs, complete documentation of all items to be repaired should 

be made on a set of construction drawings, along with appropriate details and specifications 

to ensure that the work is completed correctly.   

Many of the deficiencies of building components discussed above are the result of the 

deterioration of other building elements.  As such, it will be of little value to repair and paint 

the interior plaster until the roof flashings are replaced.  Likewise, the gutters should be 

replaced prior to some of the masonry repairs.  The recommendations and priorities listed 

below are intended to systematically repair and preserve the church. 

Historic Property Treatment Approach 

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

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

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

Roof 

The replacement of the wood shingle roof on the steeple is one of the highest priorities.  

Broken and missing cedar shingles on the steeple roof should be replaced.  Some 

replacement of wood sheathing should also be anticipated.  Ideally, this work would be 

completed in conjunction with other steeple and bell tower work, such as masonry repairs 

metal coping replacement, and painting of the louvers.  However, the roof replacement can 

be a standalone project if required for budgetary reasons.   
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Another high priority item is the replacement of the metal parapet coping and the flashings 

that tie the shingle roof into the end walls.  It is important that these flashings and sheet metal 

elements be thoughtfully designed to ensure watertight and long-lasting construction. 

Fascia and cornices should be scraped and painted, which will not only improve the 

appearance, but also help protect the wood from water and deterioration.  Some sections of 

rotted wood may need to be replaced, but this work should be relatively minor.  Missing 

portions of the cornice can be replaced if desired to improve the exterior aesthetic of the 

building. 

Gutters should be cleaned periodically as they get filled with debris and downspout 

extenders should be maintained to ensure that water is being moved away from the building.  

Options should be explored to install gutters at the low roof near the kitchen addition on the 

north side of the building and the other low roof immediately to the south on the other 

façade.  A gutter addition may help protect the deteriorating pilasters in these areas.  The 

gutters will likely need to be replaced within 10 years.  Because the gutters are built into the 

cornice, which is an important architectural element of the façade, proper design of the new 

gutter installation will ensure long-lasting results. 

Masonry 

Masonry deterioration is most common around windows, near the ground at the base of the 

building, and in the pilasters near the east end of the church.  All open and cracked mortar 

joints should be repointed.  Most of the bricks are in good condition, but cracked and 

deteriorating bricks should also be replaced.  Some deterioration of the brick and mortar was 

observed on the bell tower; these minor repairs should be completed at the same time as 

steeple roof and window work. 

Because it is evident that the prior masonry restoration project used improper mortar, the 

building ideally should be completely repointed.  However, this will be a large expense, and is 

likely not a high priority.  In lieu of complete repointing, regular maintenance of deteriorated 

joints and damage bricks should be performed, perhaps every 5 years.  Mortar used for 

repointing should be Type O, which is comprised mostly of sand and lime, with very little 

cement. 

The deteriorated masonry on the interior of the bell tower below the louver sills should be 

repointed.  This is a high priority to avoid serious structural deterioration.  The repointing should 

be completed after the new exterior coping is installed to properly shed water away from the 

wall. 

The installation of metal flashings should be considered on the caps on top of the pilasters.  

These would tie into masonry above and completely seal the caps, preventing water from 

entering behind the pilaster caps and moving through the brick masonry.  This would be a 

cost-effective repair and should prevent much of the observed joint damage, though some 

of the staining seen along the north façade may continue. 
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Windows and Doors 

Exterior storm windows should be replaced.  Although maintenance could address the 

deteriorating wood, peeling paint, failing sealants, and broken glass, complete replacement 

is the best long-term solution to avoid annual maintenance.   

Peeling paint on the door trim and bell tower louvers should be scraped and repainted and 

any failed caulk around these areas should be replaced.  Concrete in front of the doors 

should be patched.   

Site and Steps 

Broken and cracked concrete steps should be patched and open gaps between the steps 

and the building should be caulked.  The bottoms of metal handrails should be cleaned and 

repainted periodically to prevent corrosion.  No work is necessary to the site or sidewalks but 

cracked and settled concrete should be cut out and replaced if the condition worsens or 

spalling occurs and results in tripping hazards. 

Structure 

The 1st level floor framing visible in the basement of the church has been altered and shored 

up in the past.  Shoring posts should be properly attached to the pads at the top or bottom 

and a concrete pad should be installed under one wooden post so that it bears on the pad 

instead of directly on the ground.  Other areas of unconventional framing modifications 

should be corrected.  As all of the framing appears to be performing well, these corrections 

are not considered to be a high priority as compared to other issues, but should eventually be 

corrected to ensure structural stability for the next 100 years. 

The structures of the rectory and kitchen have experience significant differential settlement, 

but have reportedly stabilized.  This is likely due to poor soil conditions below the foundations;  

These additions can be jacked up and leveled if desired to improve their usability, but this is 

not currently a high priority.  Significant repairs to interior finishes will accompany the structural 

work to correct the settlement issues.  The deteriorating foundation on the north side of the 

rectory and holes in the CMU foundation of the garage should be repaired. 

Interior 

Water infiltration is evident in multiple areas in the interior of the building, which has caused 

deterioration, cracks, and peeling paint.  The plaster can be repaired, but this work should 

only be completed after the cause of the deterioration has been corrected, as the damage 

will likely reoccur if the exterior conditions are not improved.  The roof flashings should be 

replaced and while storm windows should be replaced.  After this work has been completed, 

the interior plaster can be patched and repainted.   

These repairs should stop much of the interior water infiltration, but if some deterioration 

continues, it may indicate that water that enters the masonry is expelling into the building 
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instead of out.  Repointing the exterior walls with a more permeable mortar may help stop 

any deterioration that is still occurring after roof and window upgrades are completed.  

Other Items 

The leaking water line in the Rectory addition basement should be tightened or repaired to 

prevent the puddling water that is occurring.  The hanging lightning protection wire on the 

south side of the building should be re-grounded. 






