
BEFORE THE WORCESTER HISTORICAL COMMISSION 

In the Matter of: 

APPLICATION FOR WAIVER FROM 
DEMOLITION DELAY ORDIANCE; 
28 MULBERRY STREET 

MEMORANDUM OF THE APPLICANT 

The Roman Catholic Bishop of Worcester, a corporation sole, and Our Lady of Mount 

Carmel Parish (collectively, the "Applicant"), request that the Worcester Historical Commission 

(the "Commission") vote to grant a waiver from the Demolition Delay Ordinance (Section 13 of 

Chapter 9 of the Revised Ordinances of the City of Worcester; the "Ordinance"). The Ordinance 

applies to "designated historic buildings", as defined therein. Relative to any historic 

designation of the property subject to this Application, attached as Exhibit A is a copy of a 

printout of the "MACRIS" list, showing that Our Lady of Mount Carmel Roman Catholic 

Church is not listed on the State Register of Historic Buildings, nor is the property listed on the 

National Register of Historic Buildings. 

I. BASIS FOR WAIVER 

Sub-paragraph (g) of the Ordinance provides in relevant part that if, after a hearing, the 

Commission determines that, "the issuance of a demolition approval is necessary to avoid an 

undue economic hardship to the property owner, the Commission shall approve the request and 

forthwith notify the applicant and the building commissioner of such determination." The 

Applicant, as owner of the property with a church building thereon located at 26-28 Millbury 

Street, will suffer an undue economic hardship if it is subject to the delay term and required to 
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continue to maintain and complete repairs to make-safe the building. Although not defined in the 

Ordinance, the term "undue" has an accepted definition of meaning "exceeding or violating 

proprietary or fitness or being excessive" (Merriam Webster's Dictionary). The term "hardship" 

is also not defined in the Ordinance, but is generally defined as something that causes loss 

(Merriam Webster's Dictionary). 

In the circumstances at hand, the Applicant will demonstrate that, due to (i) the rapidly 

deteriorating structural condition ofthe church building and (ii) the Applicant's lack of financial 

resources, the Applicant will certainly bear an "undue economic hardship" if the delay period set 

forth in the Ordinance is not waived by the Commission. 

II. CONDITION OF THE BUILDING AND HISTORY 
OF REP AIR WORK BY THE APPLICANT 

Our Lady of Mount Carmel Church (the "Church") was constructed in 1928. The 

building is steel framed with a wood roof structure, although later projects added supplemental 

steel to the roof framing. The exterior walls are clad masonry of varying kinds and, to a limited 

degree, have punched openings for windows and doors. The main roof is clad with Spanish tile, 

over a wood roof deck, in turn supported by the structure. The west elevation, or the front of the 

Church building, faces Interstate 290 and is, for the most part, constructed of what is believed to 

be two inner layers of masonry and exterior veneer of cast stone. 

A review of the history of the building indicates that during the early 1980s the west 

elevation fac;ade was inspected and some restoration work was performed on the Church. This 

included, but was not limited to, pointing of mortar joints and application of what is believed to 

be a silicon-based coating over the entire fac;ade. The Applicant has been incurring costs to 

complete repairs to the Church building over the years, most recently (8/31/12- 2/28/14) having 
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completed repairs to the side aisle and main roofs, gutters and downspouts, and portions of the 

cast stone fascia behind the gutters. 

Enclosed as Exhibit B is a report from the Applicant's project architect, Gorman 

Richardson Lewis Architects, Inc. (the "Architect"), which provides a timeline from 

November 2008 through April27, 2016, relative to cost incurred by the Applicant and estimates 

for improvements required to the Church building. 

We n()te for the Commission's consideration the following highlights from the 

Architect's timeline of events: 

(i) In November 2008, the exterior building envelope was surveyed by the 
Architect and the Architect identified deficiencies that caused damage to the 
interior of the Church or "effect the service life of the building envelope." 
The Architect also consulted with firms specializing in masonry restoration to 
assist in determining the scope of remediation and the estimated costs for the 
repair work. Based on the documents included in the Architect's Report, 
Consigli Construction ("Consigli"), working with the Architect, estimated the 
cost of construction for the required repair work to be $2,992,990. The 
additional design services required to pursue this remediation and repair work 
were estimated to be an additional $226,600. The Applicant was able to fund 
only the roof repairs and associated stonework for the church building, which 
was completed by Consigli for a cost of approximately $906,659 (See letter 
from Consigli dated June 6, 2016, attached as Exhibit C, verifying these costs 
for repairs). 

(ii) In March 2012, Johnson Structural Engineering, Inc. of Auburn, 
Massachusetts ("Johnson") was retained to investigate the roof structure just 
behind the front (west) fa<;ade of the Church and to design structural repairs. 
Johnson determined that the front wall along the Interstate 290 side of the 
Church "has moved outward a minimum of two inches." The discovery by 
Johnson caused the Applicant to retain the Architect once again to conduct 
additional studies of the Church. 

(iii) In March 2013, the Applicant retained the Architect to investigate the fa<;ade 
issue identified by Johnson. The Applicant paid $3,200 in additional fees to 
the Architect for this service. 
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(iv) In May 2013, the Architect further investigated the fa9ade condition to 
address conditions noted in the report dated April23, 2013, entitled 
"Structural Assessment of West Front Fa9ade." The cost of this additional 
investigative work was $11,700. 

(v) In December 2014, the Applicant retained the Architect to further investigate 
the west fa9ade, the bell tower (which was discovered to be cracking) and the 
choir loft (which was known to be settling or sagging). Although the fee for 
these additional services was $50,428 the Applicant was billed $36,814. 

(vi) In November 2015, the Architect provided a comprehensive report entitled, 
"Structural Evaluation Report: 2015 Study," concerning the condition of the 
Church. The report includes an estimate of the repair costs as follows: 

o For repairs to the West Fa9ade: $955,763 

o For repairs to the choir loft: $10,082 

o For repairs to the copula: $515,175 

The total repair costs for these three items are estimated to be $1,481,020. 

(vii) In January 2016, pursuant to the findings ofthe Architect, the Applicant hired 
Consigli to remove the "pediment stones", install protective netting around the 
west fa9ade below the pediment and install steel banding around the cupola 
portion of the bell tower. The total cost of these "make-safe" measures was 
$95,000. 

(viii) In April2016, a proposed structural steel tie-back system was designed by the 
Architect's structural consultant to stabilize the west fa9ade. The estimated 
cost to install this system is $120,042. 

(ix) The total estimated cost to complete repairs to the building envelope as 
identified by the Architect in 2009 (less the cost of the work previously 
completed) and the structural repairs required to the west fa9ade, the choir loft 
and the cupola as identified by the Architect in November, 2015 (totaling 
$1,481 ,020), results in a Total Estimated Cost of Construction of Repairs of 
$3,567,351. (Note that the Applicant and the Architect expect that the 2009 
estimated cost of work is low; a current estimate will likely be greater). 

Attached as Exhibit D is a copy of the Structural Evaluation Report prepared by the 

Architect, dated November 6, 2015 (cited in subparagraph (vi), above). The Structural 

Evaluation Report details the Architect's services concerning the study of the front fa9ade, the 

choir loft, and the cupola. The Architect noted that, relative to the proposed tie-back system, 

Practice Areas/LU/14478/00009/A33!5!32.DOCX 4 



"the issue is not actually resolved; but, rather, the risk is managed, as a system is implemented to 

'holdback' the fayade." The Project Architect provided an alternative proposal to the tie-back 

system which would include demolishing the top half or more of the stone fayade and brick 

masonry back-up wall. This alternative proposal would include the construction of a light 

gauged frame stud wall. The estimated cost for this alternative proposal is $841,250. 

III. FINANCIAL CONDITION OF THE APPLICANT 

As the repair costs for the Church building have continued to escalate, the Parish's ability 

to pay for the same has greatly diminished. In 2007, faced with the costs for the required repair 

work (as described above), the Parish engaged in a capital campaign for the repair and 

restoration of Our Lady of Mount Carmel Church. The Parish set a goal of$3,000,000 for the 

Campaign (see Exhibit E, attached). Unfortunately, the Campaign resulted in contributions 

totaling approximately $700,000. 

In addition, parish membership and activity have declined over the years. Exhibit F 

reflects statistics assembled in the recent pastoral planning process. Weekend Mass attendance 

as measured in the annual pew count in October has declined from 1,875 in 2001 to 957 in 2007 

and to 456 in 2015. In the same period annual Baptisms have declined from 90 to 28; First 

Communions have fallen from 52 to 23; Confirmations have dropped from 45 to 15; and 

Marriages from 26 to 4. As one might expect, the declining attendance has resulted in depleted 

revenues for the Parish. Attached as Exhibit G are the Annual Fina)lcial Reports for the Parish 

from 2014 and 2015. At the end of the fiscal year in 2014, the Parish had a negative operating 

cash balance of$72,902 and unpaid bills of$116,575. In fiscal year 2015 the Parish had a 

deficit of$17,282 and outstanding bills of$88,565. 
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The negative cash balance of the Parish and a declining community of active parishioners 

results in a limited or no likelihood that the Parish could raise the funds necessary to complete 

the required "make-safe" work, let alone raise the estimated $3,567,351 required for all the 

necessary repairs to the Church building. 

IV. CONCLUSION 

The scope of required repairs to restore the Church building has been increasing over the 

years and the Applicant has been engaged in a costly effort to keep up with the required work. 

The failure of the Capital Campaign to raise the required funds, coupled with the significant 

decline in Parish revenue, has left the Applicant in an unsustainable situation. The estimated 

costs to complete the current list of required repairs (as determined by a Professional Architect) 

are beyond the Applicant's financial means. 

In light of these facts, the Applicant is currently suffering an "undue economic hardship" 

due to the condition of the Church building. Requiring the Applicant to wait an additional 

twelve months before razing the building will increase the economic hardship on the Applicant, 

as it will be required to pay for additional repairs to ensure that the closed Church building is 

safe, only to obtain the demolition permit at the end of the delay term (and incur additional costs 

at that time). 

To avoid further undue economic hardship to the property owner, the Applicant 

respectfully requests that the Historic Commission make the requisite finding and vote to 

approve its application for a waiver of the Demolition Delay Ordinance. 

Dated as of June 8, 2016 
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EXHIBIT A 



MAC.I:US Results Page 1 of2 

MassachuseHs Cultural Resource Information System 
MACRIS 

MHC Home I MACRI$ Home 

Results Get Results in Report Format 
@PDF Ospreadsheet 

Below are the results of your search, using the following search criteria: 
Town(s): Worcester 
Street Name: Mulberry 
Resource Type(s): Area, Building, Structure, Burial Ground 

For more information about this page and how to use it, click here 

lnv. No.I Property Name I Street 

WOR.2046 Our Lady of Mount Carmel Roman Catholic 26-28 Mulberry St 
Church 

WOR.2420 Fournier, Godfrey Three Decker 70 Mulberry St 

WOR.2047 First Swedish Lutheran Church 72 Mulberry St 

WOR.727 Sturtevant, Leonard House 84 Mulberry St 

4 Properties Found 

New Search - Some Town[s) 

MHC Home I MACRIS Home 

http://mhc-macris.net/Results.aspx 

ILoginl 

I Town I Year I SR _j_ 
Worcester 1928 ilL lll 
Worcester c 1895 II 11 
Worcester 1886 II B 
Worcester c 1849 SR II Ill Ill 

6/8/2016 



EXHIBITB 



June 6, 2016 

Msgr. F. Stephen Pedone, Pastor 

Our Lady of Mount Carmel St. Ann Parish 

28 Mulberry Street 

Worcester, MA 01605 

Re: Our Lady of Mount Carmel- St. Ann Parish Church 

Summary of GRLA Proposals/ Reports and Associated Costs 

Dear Msgr. Pedone, 

G I R ILIA 
Gorman Richardson Lewis Architects 
239 South Street Hopkinton, MA 017 48 
T - 508.544.2600 F - 508.435.0072 

www.grlarchitects.com 

Below is a Summary of the proposals and reports by Gorman Richardson Lewis Architects (GRLA) associated with the Building Envelope and Fa~ade 
Investigations of Our Lady of Mount Carmel Church located at 28 Mulberry Street. 

The summary is separated into 2 phases of work on the Church building: 

• Phase 1: 2008 - 2012 focused on the overall condition of the Church's building envelope and based upon GRLA Report: Building Envelope Survey 
Report dated November 26, 2008 (Rev. 0) 

• Phase 2: 2013- present focused on the condition of the Church's west fac;ade, in particular the "lean" of the fac;ade, and including the cupola portion 
of the campanile (bell tower) and the floor structure of the choir loft. 

The following information is not part of the Summary below: 

• Investigations and repair work performed on the Church building prior to 2008; 
• Parish Center building envelope investigation and associated construction costs. 

Respectfully, 



G I R ILIA 

# Date 

1 ·11/26/2008 • 

Proposal/ Report 

Our Lady of Mount 
Carmel Church 

Building Envelope 
Survey Report (GRLA) 

Summary of GRLA Proposals/ Reports & Consigli Estimates 

Our Lady of Mount Carmel Church- Building Envelope & Fac;:ade Investigation 

June 9, 2016 

Description 

PHASE 1- CHURCH BUILDING OVERALL{2008- 2012} . · 

Exterior building envelope survey of OLMC Church to 
observe thecondition·ot all exterior envelope elements and 

·materia lsi identify deficiencies in the building envelope that 
cause dan) age to the interior ofthe Church 
or affect the service life of the building envelope, and 
recommend remediation activitieswith an associated order 
of magnitude cost: 

The scope ofthe survey induded the inspection of: 
. . . . . . 

• exterior wall masonry, both precast "stone", natural 
. stone and brick masonry; 

• . main roof of Spanish tiles; 

• lower.side aisle roofs of standing seam metal; 
• metal gutters and rain leaders; 
• derestoryand side aisle windows; 
• granite steps at main (west) entry; 

• main (west) entry doors 
• ··north entry vestibule; 
• tower and cupola· 
• flashingassemblies 
• interior of Church attic and roofstructure. 

In addition to the multiple exterior surveys, two surveys of 
the Church attic were performed during September, 2008 · 

· to observe conditions above the decorative plaster ceiling 

GRLA Fee 

$16,000 

Estimated 
Construction 

Cost 

Actual 
Construction 

Cost 
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G I R ILIA 

# Date Proposal/ Report 

2 04/08/2009 70% DD Estimate 
(Consigli) 

3 12/08/2013 Portion of 
implemented per 

scope in 11/26/2008 
Report 

4 06/03/2009. GRLA Proposal for 
Construction Docs. & 
CA services for work 

above 

5 03/13/2012 Field Report from 
Rob Johnson 

Summary of GRLA Proposals/ Reports & Consigli Estimates 

Our Lady of Mount Carmel Church- Building Envelope & Fa~ade Investigation 
June 9, 2016 

-

Description GRLA Fee Estimated Actual 
Construction Construction 

Cost Cost 

which contribute to areas of deterioration of the ceiling, 
especiallyabove the organ loft. 

Gorman Richardson Architects consulted with 
representatives of firms specializing in masonryrestoration 
materials and systems, as well as a masonry restoration 
contractor and specialist to assist in establishing the scope 
of remediation and order of magnitude costs summarized 
herein. 
Cost Estimate for work outlined in GRLA Report dated $2,992,990 
11/26/2008 (noted above)--,..Church only; DD (Design 
Development) estimate only. 
Roof, Gutter, Exterior Precast Replacement, Staging for $906,660 

·protection; completed 

A/E Services for Construction Documents and Construction $226,600 
Administration services for work noted above (not 
( GRLA was not hired for this work; only the roofing and· implemen 
associated stonework workproceeded by Consigli without ted) 
GRLA involvement) 

·Field Report from Rob Johnson, structural engineer, noting 
(Item 2): 
"The front wall (Route 290 side) has moved outward a 
minimum of 2 inches ... " 
See Johnson Report forfull description. 
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G I R ILIA 

# Date 

6 03/11/2013 

7 04/23/2013 

8 05/07/2013 

9 12/11/2013 

10 01/24/2014 

-·- -· 

Proposal/ Report Description 

Summary of GRLA Proposals/ Reports & Consigli Estimates 
Our Lady of Mount Carmel Church- Building Envelope & Fa~ade Investigation 

June 9, 2016 

GRLA Fee Estimated Actual 
Construction Construction 

Cost Cost 
PHASE 2- WEST FA~ADE INVESTIGATION (2013- PRESENT) 

GRLA Proposal for Per request to provide an initial investigation of the facade $3,200 
Initial Fa!;ade issues raised in the Johnson Report (noted above) 
Investigation 
GRLA Initial Report is based upon GRLA/ RRC site observations on April Further investigation 

Investigation Report 3, 2013, and previous reports of the condition of the West required; no costs 
Fa~ade of Our Lady of Mt. Carmel Church. included in this report 
In addition to immediate measures to protect against falling 
components of the fa!;ade, further investigation and 
analysis will be required to fully address potential, on-going 
structural movement. 

GRLA Proposal for Further investigation of the Church's West fa!;ade to $11,700 
Further Investigation address conditions noted in GRLA report dated 23 April, 
of fa!;ade condition 2013- Structural Assessment of West (Front) Fa~ade, and 

to identify immediate measures to protect against injury 
from falling debris. 

GRLA Stone Removal October 9, 2013 field visit to observe the removal of sample 
Report stones from the north end of the triangular stone pediment 

of the west fa!;ade. GRLA performed this investigation to 
determine the causes ofthe movement of the upper 
portion of the West Fa!;ade away from the building. The 
Information obtained has been used to develop opinions 
and repair recommendations. 

GRLA Proposal for Interim Plan to stabilize the West Fa!;ade prior to T&M@ 
design and implementation of a full repair program; $165/ 

implementation of These measures were not implemented at this time (see hour 
lf!terim Repairs Item 14 below) 
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G I R ILIA 

# Date Proposal/ Report 

11 12/08/2014 GRLA Proposal for 
WestFac;:ade 

Structural 
Investigation 

12 11/6/2015 GRLA Structural 
Evaluation Report: 

2015 Study 

13 01/06/2016 Consigli Proposal for 
Interim Safety 

Measures 

14 01/13/2016 GRLA Proposal to 
prepare drawings for 
Interim Fac;:ade Safety 

Measures 

15 03/02/2016 RRC Proposalfor 
StructuraiTie~Back 

system 

Summary of GRLA Proposals/ Reports & Consigli Estimates 

Our Lady of Mount Carmel Church -Building Envelope & Fac;:ade Investigation 

June 9, 2016 

Description GRLA Fee Estimated Actual 
Construction Construction 

Cost Cost 
Further investigations ofthe west fac;:ade, campanile (bell $38,119 
tower) and choir loft atOurtadyof Mount CarmeiChurch 
including laser scan of fac;:ade and forensic investigation. 

Final Structural Evaluation Report on the Church (west) $1;481,020 
Fac;:ade, Campanile (Cupola), Choir Loft/ Sanctuary Floor 
Estimated Repair Costs: 

• West Fac;:ade: · · $ 955,763 

• Choir Loft: $ 10,082 

• Campanile (Cupola):$ 515,175 

• Total: $1,481,020 
Construction Estimate for: $75,000 $95,000 

• Pediment stone removal &weatherproof membrane: 
$45,800 

• Netting of fac;:ade below pediment: $16,800 

• Steel banding at Cupola: $12,400 
Preparation of PermitDrawings for West Fac;:ade Interim $5,812 
Safety Measures: 

• removal of pediment stones and bas relief; .. netting of fac;:ade below pediment to prevent falling 
debris; 

• steel banding reinforcement ofbelfry (cupola) 
Structural engineering for structural tie-back system: $9,200 

• Conceptual design schemes 

• Construction Drawings 

• Construction Phase services 
-·-
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G I R ILIA 

# Date Proposal/ Report · 

16 04/19/2016 Consigli Proposal for 
structural tie-back 

system 

17 04/27/2016 GRLA/ RRC Letters to 
John Kelly re: 

Imminent danger to 
public 

Summary of GRLA Proposals/ Reports & Consigli Estimates 

Our Lady of Mount Carmel Church- Building Envelope & Fa~ade Investigation 

June 9, 2016 

Description GRLA Fee Estimated Actual 
Construction Construction ' 

Cost Cost 
Structural steel tie-back system per GRLA/ RRC Bracing $120,042 
Scheme 03/07/2016 

Gorman Richardson Lewis Architects (GRLA) and our 
consultants believethe existing c.ondition of the upper 
fa!;ade of Our Lady of Mount Carmel Church and the cupola 
are failing and require immediate repair or removal. 

-

Total Architect/ Engineer Fees to date (including T&M) $84,743 

Total Expended Construction Costs to date · 
-~ L__ -·· -· -· -- -

$1,001,660 

Page 6 of 6 



EXHIBIT C 



June 6, 2016 

George O'Neill 
Senior Associate, Project Manager 
Gorman Richardson Lewis Architects 
239 South Street, Hopkinton MA 01748 * 
T (508) 544-2700 C (508) 922-2313 

Our Lady of Mount Carmel St. Ann Parish 
24 Mulberry Street Worcester, MA 02210 
jeffreybert2@msn.com 

Re: Mount Carmel Church 
Closeout and Project Summary 

Dear. George, 

bill I 
(~ONSIGLI 

Consigli Construction Co., Inc. is pleased to provide a summary of project services as requested for 
clarification of budgets provided and work our firm has put in place since 2009. This summary is provided for 
the sole purpose of clarifying the original budget compared to work that has been put in place since budget 
submittal. 

• Original Estimate: 5.18.09- Design Development Budget Value= $4,800,199 

• Construction: 12.8.13 - Roof, Gutter, Exterior Precast Replacement, Staging for protection 
completed Contract Value= $906,660 

• Demolition (Make Safe): 1.6.16 Removal of Relief, Capstones, Cross, bell tower bracing, place 
netting Value= $95,000 

• Estimate (Make Safe): 4.19.16- Structural Steel Bracing Budget Value= $120,042 

If you have any questions please direct any questions to my attention at (774) 573-9145 or via e-mail at 
mmorrow@consigli.com. 

Thank you again for working with Consigli. 

Very truly yours, 
Consigli Construction Company, Inc. 

Mar-k Mor-r-ow 
Mark Morrow 
Special Projects Manager 

Consigli Construction Co., Inc. Construction Managers and General Contractors 

'I? Sumner Sired, Milford, Massac.llusoHs 0 I '/57 P'"""' 508.473.?580 !,>x 508.4'7:j.3588 vieh www.consi(lli.com 

MilfoJd, M/' • f'o1lland, ME 



C:oNSIGLI 

Our Lady of Mount Carmel - St. Ann Parish 
Exterior Scope - Gorman Richardson 

01. Roof Repairs & Facade Restoration 

02. Stained Glass Windows 

03. New North Entry 

OS. Parish Center Facade Restoration 

06. Parish Center Roof Replacement 

07. Parish Center Ramp 

08. Stucco at East Additions 

09. Roof Insulation 

10. Miscellaneous Exterior (Low Priority) 

12. Parish Center Windows 

Design Devemlopment Estimate 

Estimate Totals 

Description ___ _,A'"""m"-'-o=u=n,_,_t 
Subtotal 

SDI (Subcontractor Bonds) 

Subtotal 

Design Contingency 

Subtotal 

General Conditions 

General Requirements 

Subtotal 

Construction Contingency 

Builder's Risk (By Owner) 

Building Permit 

GL Insurance 

Bond 

Subtotal 

CM Fees 

Escalation 

804- Mt Carmel- GRA Scope 5-18-09.pee 

3,463,133 

40,220 

40,220 

175,168 

175,168 

441,422 

183,926 

625,348 

215,193 

48,002 

60,002 

33,321 

356,518 

139,812 

Totals 

3,463,133 

3,503,353 

3,678,521 

4,303,869 

4,660,387 

428002199 

Rate 

1.20% 

5.00% 

12.00% 

5.00% 

5.00% 

1.00% 

1.25% 

3.00% 

1,265,828 

786,206 

156,757 

417,127 

228,098 

99,224 

41,522 

57,916 

102,620 

307,833 
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~ 
CoNSIGLI 

Req/lnv 
Number 

iContract: 1131~01 
. . . 

REQUISITIONS . 
1 
2 
3 
4 
5 
6 
7 
8 
9 
10 
11 

TOTALS: 

Requisition Summary 04-24-14 Page 1 

1131- Mt. Carmel Roof/Masonry Reprs. 

Invoice 
Date 

Invoice Amount 

Current JTD 

_Mt. Carrru!l RoottiVIas9n,Y Reprs~ 

08/31/12 73,621.00 73,621.00 
10/31/12 156,612.00 230,233.00 
11/01/12 296,200.00 526,433.00 
12/31/12 81,400.00 607,833.00 
01/31/13 24,416.00 632,249.00 
04/30/13 22,382.26 654,631.26 
06/30/13 12,335.00 666,966.26 
07/31/13 118,496.15 785,462.41 
08/31/13 66,582.98 852,045.39 
09/30/13 42,913.13 894,958.52 
02/28/14 11,701.34 906,659.86 

Retainage 

Current JTD 

Total Contract Values: Original: 
Revised: 

. coniract\talue:. original: 
· ·.Revised: 

3,681.05 3,681.05 
7,830.60 11,511.65 

14,810.00 26,321.65 
4,070.00 30,391.65 
1,220.80 31,612.45 
1,119.12 32,731.57 

616.75 33,348.32 
5,924.82 39,273.14 
3,329.15 42,602.29 

-42,602.29 0.00 
0.00 0.00 

Net Paid 

Current JTD 

% 
Co~pl 

Date 
Paid 

$682,842 
$906,660 

$682,842 
$906,669 

69,939.95 
148,781.40 
281,390.00 

77,330.00 
23,195.20 
21,263.14 
11,718.25 

112,571.33 
63,253.83 
85,515.42 
11,701.34 

Total Billed To Date : 

Total Paid To Date : 
Total Value of Unpaid Reqs: 

Value of Retainage Currently Held: 
Date of Last Paid Req: 

69,939.95 7.7% 09/24/12 
218,721.35 24.1% 12/06/12 
500,111.35 55.2% 12/31/12 
577,441.35 63.7% 01/14/13 
600,636.55 66.2% 02/13/13 
621,899.69 68.6% 08/14/13 
633,617.94 69.9% 08/14/13 
746,189.27 82.3% 08/20/13 
809,443.10 89.3% 09/24/13 
894,958.52 98.7% 10/25/13 
906,659.86 100.0% 03/31/14 

Days 
Outstdg 

906,660 
906,660 

0 
0 

03/31/14 

24 
36 
31 
14 
13 

106 
45 
20 
24 
25 
31 



OlJU I.~Al)Y OF MOUNr CARMEl.~ CJRIDCH 
24 MULBERRY STREET 
WORCESTER, MASSACHUSETTS 

JANUARY 6, 2016 

EXECUTIVE SUMMARY UPDATED 

As per the meeting conducted with Msgr. Pedone, Jeffrey Berthiaume, GRLA, 
and Consigli on 1.5.16 we are pleased to provide the modified cost breakout for 
Make Safe work at the front fac;ade at Our Lady of Mount Carmel Church in 
Worcester, MA. 

Consigli's estimated cost to manage and perform these repairs is based on 
drawings provided by GRLA dated February 27, 2014 and September 25, 2015 
Costs are based on an 8 hour standard work day, Monday through Friday. We 
have made the assumption that there are no hazardous materials to handle 
within this scope and this work would be completed in Winter 2016. 

Pricing Breakdown 

Demolition Value: $45,800 
A. Remove and salvage Cross 
B. Remove and attempt to salvage relief 
C. Remove and dispose (13) cap stones 
D. Remove and dispose (1) Volute 
E. Provide weather tight membrane coping - approx. 50' length x 4' width 

Excludes: 
1. Wood Framing 
2. New EIFS system 

Netting Value: $16,800 
F. Furnish and install new netting on top half fac;ade. 

Excludes: 
1. Netting at Bell tower 

Metal Banding at Bell Tower: $12,400 
G. Furnish and install (2) metal support straps each side of bell tower 

It is suggested that the owner include a 10% contingency within their overall 
budget due to unforeseen scope requirements related to the existing building and 
unforeseen structural components. 

Also included in this package for review and consideration are our Assumptions 
and Qualifications along with our takeoff documents previously submitted. 

This proposal is based on documents (SKA -1.0 & SKA -1.1) provided by 
Gorman Richardson Lewis Architects dated September 25, 2015. 

-
Our Lady of Mount Carmel front Facade - Executive Summary CONSIGLI 



C:oNSIGLI 

Our Lady of Mount Carmel Church 
GRLA- Bracing Schme 2_2016 03 07 .pdf 

Front Facade - Structrural Steel 

1100.00 GENERAL REQUIREMENTS 

Temp: Protection 

Ground and window protection 665 

Temp: Protection 665 

Controls Programs 

Site Signage 242 

Controls Programs 242 

Staging/Scaffolding 

Attic staging for steel work 5,802 

Staging/Scaffolding 5,802 

Housekeeping & Dumpsters 

Final Cleaning Labor 1,112 

Mason Dumpster 1,027 

Housekeeping & Dumpsters 2,139 

GENERAL REQUIREMENTS 8,847 

4000.00 WORK ASSOCIATED WITH SIDE OPENINGS (2) 

BASE BID 

Openings for steel into building 18,371 

BASE BID 18,371 

Masonry Restoration 

Man lifts for Masonry Openings 8,219 

Masonry Restoration 8,219 

WORK ASSOCIATED WITH SIDE OPENINGS (2) 26,590 

5000.00 METALS 

Division 5 Subcontractors 

Structural Steel - LS- F&l 78,562 

Division 5 Subcontractors 78,562 

METALS 78,562 

20000.00 FEE 

Mt Carmel Facade Steel April2016.pee 

4/19/2016 

Page 1 
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Subtotal 

Total 

Fee Schedule 

Reduced Fee value 

Fee Schedule 

FEE 

Mt Carmel Facade Steel April2016.pee 

Our Lady of Mount Carmel Church 
GRLA- Bracing Schme 2_2016 03 07.pdf 

Front Facade - Structrural Steel 

Estimate Totals 

Description -----'--'A"'m_,_,o""'u,_,_,nt 
120,042 

6,043 

6,043 

6,043 

Totals Rate 

120,042 

120,042 

4/19/2016 
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Mt Carmel Facade Steel April2016.pee 

Our Lady of Mount Carmel Church 
GRLA- Bracing Schme 2_2016 03 07.pdf 

Front Facade - Structrural Steel 

4/19/2016 

Page 2B 
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EXECUTIVE SUMMARY 

STRUCTURAL EVALUATION REPORT: 2015 STUDY 

Fa~ade, Campanile (Cupola), Choir Loft/Sanctuary Floor 

Our Lady of Mt. Carmel- St. Ann Parish 

24 Mulberry Street 

Worcester, MA 01606 

G I R ILIA 
Gorman Richardson Lewis Architects 

239 South Street Hopkinton, MA 01748 

T- 508.544.2600 F- 508.435.0072 

www.grlarchitects.com 

• In early 2013, Johnson Structural Engineers, Inc. (JSE) identified that the front fa~ade, or West Elevation 

of the church looks to be leaning, particularly the parapet at the top. 

• Gorman Richardson Lewis Architects, Inc. undertook some preliminary investigation in 2013 and issued a 

report titled West Fa~ade Investigation--- Stone Removal dated December 3, 2013. This report 

identified that the fa~ade does appear to be leaning, as well as noted deterioration conditions, 

particularly associated with mortar joints and flashings. While the fa~ade is/was the primary issue, 

other concerns with the building were identified and included: 

o West end of the Sanctuary, Choir Loft: Apparent settling of the Choir Loft. 

o Campanile (Cupola): Cracking of the masonry, at the 4 inside corners of the opening (Belfry) 

• After some time deliberating, the Owner commissioned GRLA to undertake additional, more intensified 

study ofthe West Elevation, the Choir Loft and the Campanile. Through the course ofthe summer of 

2015, GRLA conducted additional investigation to include: 

o Removal oflimited portions of the interior construction to observe conditions (sampling). 

o A digital scan of the West Elevation by BSC Group (Boston, MA) to determine extent of lean. 

o Core sampling of the Sanctuary floor underneath the Choir Loft. 

o Visual survey and inspection of the West Elevation. 

GRLA's efforts were aided by Consigli Construction (Milford, MA) who assisted with the sampling; as well 

as Structures North, Structural Engineers (Salem, MA); and BSC Group (Boston, MA) who provided the 

digital scan of the West Elevation to help determine if leaning has occurred. 
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• As a matter of results, the West Elevation is deteriorated. Mortar in the joints between stones are 

deteriorated; small pieces of stone are flaking/breaking off and falling (known as scaling) and it has been 

confirmed that leaning is occurring--- indicating movement has occurred. 

o Core sampling of the Sanctuary floor indicated settlement; likely leading to the sagging or 

downward movement ofthe Choir Loft. 

o At the Campanile (Cupola), corrosion of the supporting steel columns has led to inside corner 

cracking. 

Restoration Program 

• West Elevation: The recommended program includes restoration of the fa~ade (point mortar joints, 

replace damaged stone, provide new flashings, remove and replace the coating; and replace and/or 

reset parapet stones); along with installation of a tie-back system to support the fa~ade back to the 

structure. The cost opinion for this work is $955,762. 

• Choir Loft/Floor Slab: The recommended program includes injecting grout to under the floor to support 

it where settlement has occurred; and making repairs to the interior wall plaster. The cost opinion for 

this work is $10,081. 

• Campanile: The recommended program includes deconstruction of the masonry; inspecting and 

cleaning, repairing and coating the steel and reconstruction of the masonry. Then, point all mortar 

joints and apply a new coating. The cost opinion for this work is $515,175. 

• TOTAL: The total of the three items is $1,481,018. 

The above Executive Summary is from GRLA's Structural Evaluation Report: 2015 Study found starting on the 

next page. 
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STRUCTURAL EVALUATION REPORT: 2015 STUDY 

Fa~ade, Campanile (Cupola), Choir Loft/Nave Floor 
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Prepared for: 
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Prepared by: 
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The Our Lady of Mount Carmel Church was constructed circa 1920 and, in summary, consists of a steel-framed 

structure with masonry exterior walls and a primary roof cladding consisting of Spanish tile over a wood roof 

deck supported by wood framing. Over the course of the years, there has been a number of design and 

construction projects, including those associated only with the roof, exterior walls, windows, and doors, 

collectively termed the building envelope. There has also been, and continues to be, water penetration (leaks) 

to various areas of the interior, primarily along the West Elevation above the Choir Loft. 

Over the years, repair and restoration efforts have included, but are certainly not restricted to Consigli 

Construction (Milford, MA) undertaking limited building envelope repairs in 2012, based in part on condition 

survey work by Gorman Richardson Lewis Architects, Inc. (GRLA, Hopkinton, MA). As part of these efforts, in 

March 2012, Johnson Structural Engineering, Inc. (JSE, Auburn, MA) was retained to investigate the roof 

structure just behind the front fa~ade and to design structural repairs. 
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On March 13, 2012, JSE issued a memorandum that, among others things, communicated the following: 

• "2. The front wall (Route 290 side) has moved outward a minimum of 2 inches. Four additional tie-rods 

should be installed which penetrate the exterior of the church wall and anchor to the interior of the 

structure. An architect will need to incorporate the design of the tie since it will be exposed to the 

exterior. Other structures have utilized small stars. We can provide the tie rod detail and work with the 

architect as the design of the exterior tie progresses." See GRLA photo 1 for the area. 

This raised concern amongst the Diocese of Worcester (the Owner), Consigli, and GRLA. Since then, in response, 

GRLA has undertaken preliminary study ofthe leaning issue including, but not necessarily limited to, working 

with Consigli to remove a parapet capstone from the West in the fall of 2013. At that time, the objective was to 

help confirm or deny the fa~ade is or was leaning and gain insights into possible reasons for such a condition; 

this in turn would inform required repair and restoration work, if anything. At that time, GRLA also developed 

concerns around two additional areas ofthe building: 

• At the interior ofthe church, on the West end ofthe Sanctuary (near the Narthex) there is observable 

settlement or sagging of the Choir Loft. At this same area under the loft, there is cracking of the plaster 

wall cladding to the upper left corner of the left door, as one exits the Sanctuary to the Narthex. 

• Cracking of the concrete masonry unit (CMU) Campanile at the Southwest corner of the church building. 

Specifically, this includes inside corner cracking at each of the four corners, at the sound opening, 

commonly referred to as the Belfry (within the Cupula). 

Based on this limited study, GRLA issued a report titled West Fa~ade Investigation- Stone Removal dated 

December 3, 2013. Shortly after this, GRLA presented findings and discussed options for how to proceed with 

addressing the issues, including removal of leaning stone to make the building safe, while the Diocese 

considered the matter and/or raised funds for repair and restoration. 

After a period of deliberating, it was decided to undertake additional, intensified study ofthe issues. Such was 

undertaken by GRLA and was performed starting in early 2015 on through July. Based on this, GRLA is herein 

reporting on the observations and results of this most recent study and is providing a suggested course of 

action, along with analysis and cost opinions. 
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As noted the building is steel framed with a wood roof structure, although recent projects have added 

supplemental steel to the roof framing. The exterior walls are clad with masonry of varying kinds and, to a 

limited degree, have punched openings for windows and doors. The main roof is clad with Spanish tile, over a 

wood roof deck, in turn supported by the wood structure. 

The West Elevation, or front ofthe building, faces Route 290. The West Elevation is, for the most part, 

constructed of what is believed to be two layers of masonry, which are more commonly referred to as wythes 

(there may be one or more additional wythes, just not visible). 

• The first outer layer or wythe is the stone fa~ade, that is to say the visible, aesthetic portion of the 

elevation that faces the highway. 

• The second wythe is the wall behind the fa~ade, commonly known as or referred to as a backup wall. 

The interior side of this wall is partially visible from inside the attic. 

Both the fa~ade and backup wall are constructed of masonry: The fa~ade is stone masonry; and the backup wall, 

as best as can be seen from the attic, is a combination of brick and terracotta tile (photo 2). The fa~ade is in 

some way anchored or tied to the backup wall that in turn helps provide some stability and support to the 

fa~ade. The backup wall is also tied to the steel frame structure and at the same time helps support the main 

roof framing. 

This West Elevation extends up past the main roof line to form a parapet wall (photo 1) in the form of a 

pediment. The topside of the parapet is capped with relatively large and heavy capstones, again forming a 

pediment. The parapet comes to a peak at the top that, on the front, helps form a pediment and is infilled with 

a decorative relief. Just below the capstones, there is a horizontal layer of copper (photo 8) upon which the 

stone sits; this copper is referred to as flashing. The flashing is intended to help prevent penetration of water 

into the construction or interior, diverting it to the exterior of the building. 

To the Southwest corner, there is a Campanile (bell tower) that in part extends up out of both the South building 

wall and main roof; yet it also integrates with the parapet. The Campanile extends up even higher than the 

parapet (photo 1) into what is commonly called the Cupola ---and within the Cupola there is an opening, 

commonly referred to as a Belfry. The Campanile is constructed of a steel frame clad with masonry. 
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Photo 1: North Elevation, looking at the side 

of the West Elevation that extends past the 

main roof to form a parapet. At the 

Southwest corner, the Campanile also 

extends up past the main roof and parapet. 

Photo 2: Backup wall to the West Elevation 

fac;ade. This wall consists of brick masonry, 

and terracotta tile and supports the main 

roof structure. 

In review of the history of the building, it is apparent that during the early 1980s some West Elevation fa(;ade 

inspection and restoration work was performed. This included, but was not limited to, pointing of mortar joints 

and application of what is believed to be a silicone-based coating over the entire fa~ade. Pointing is when the 

top surface of mortar is cut out from the joint, followed by new mortar "pointed" back into the joint. 

Among the concerns and reasons for this most recent study is the leaning of the front fa~ade, seemingly most 

visible from the North Elevation, looking up at the short end of the parapet, such as is shown in photo 1 above. 

It is from this vantage point that observable conditions led to speculation that leaning is occurring. 
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Based on this most recent study, it is now known that leaning has occurred (photo 3). However, there are 

additional concerns at other areas that include the following. At one time these were speculated to be related 

to the fac;:ade: 

• Choir Loft: Conditions associated with the Choir Loft, located near the Narthex of the church, on the 

West end ofthe Sanctuary. Specifically, when looking at the loft from inside the church, it has 

apparently settled, or perhaps better said sagged, toward the left hand side (photo 4). Interestingly, 

historical documents provided by the Diocese include several photographs of the Choir Loft taken as 

early as 1972, on through 1981. Interestingly, settlement/sagging is visible, resembling what it looks like 

today (photo 4). 

• Campanile (Belfry): Conditions associated with the Campanile. Specifically of concern is cracking of the 

four (4) inside corners, observable in the area of the opening (Belfry, photo 5). This is not to suggest 

cracking is limited to the Belfry, as it may or may not extend up higher or down lower. 

Photo 3: Side view of the parapet, looking at 

the short North end; the area of visible 

leaning (red arrow). 
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Photo 4: Choir Loft that has apparently 

settled (upper red arrow). Cracking of the 

plaster wall finish has also occurred, to the 

upper left of the Narthex-to-Sanctuary door 

(lower red arrows). 

Photo 5: Campanile, Belfry. Inside corner 

cracking, typical of each of the 4 corners (red 

arrow). 
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GRLA's study was performed from early-to-mid 2015, with objectives to include, but not necessarily limited to: 

• West Elevation Fafade: Help confirm make-up of wall assembly and confirm or deny if leaning of the 

West Fa~ade has occurred and continues; help understand causes, and obtain information for use in 

determining required repair and restoration actions. 

• Choir Loft: Help confirm if settlement has occurred and why, and why cracking has occurred to the 

upper corner of the door. This information is in turn used to help inform the need for and scope of 

repair and restoration measures. At the time ofthe undertaking, historical photographs had not yet 

been provided to GRLA. 

• Campanile: To determine why cracking has occurred and to what extent deterioration conditions have 

developed. This in turn is used to help formulate the need for and scope of repair and restoration 

measures. 

To achieve the objectives, GRLA included as a Sub-consultant the services of the following: 

• BSC Group (Boston, MAj. BSC provided a laser scan ofthe front, West Elevation to help determine if and 

where vertical offset (leaning) is occurring. BSC's efforts were limited to helping evaluate the leaning of 

the West Elevation (Fa~ade). 

• Structures North, Consulting Engineers (Salem, MA), who provided Structural Engineering services. 

Structures North assisted with condition survey and analysis of the West Elevation (Fa~ade), the 

Campanile, and the Choir Loft and cracking around the door. 

Consigli Construction (Milford, MA) also aided the investigation by removal and patching of limited portions of 

the construction, to facilitate investigative observation of the construction. Specific services provided in the 

interest of the project included the following: 

• Limited interior sampling: On April13, 2015, GRLA visited the site and with the aid of Consigli 

Construction 1) removed a limited area of interior finish plaster from an upper corner of the door where 

cracking has occurred; and 2) removed a limited portion ofthe Choir Loft floor to expose the structure. 

o Plaster removal was performed from the entry Narthex side of the door. The removal was from 

above the upper right corner and went up to the ceiling to expose the construction for 

observation. The intent was to confirm the construction and help determine ifthere are latent 

signs of movement, and gain insights into causes if there were. 
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o Removal of the floor was to determine the framing of the loft and if there is further evidence of 

movement/settlement within the structure. The area removed was approximately 30" x 30", 

and was located approximately above the door below where plaster was removed on the South 

side of the loft near the stair entry/exit door. 

o At the time of this visit, GRLA did also make an effort to crawl underneath the Sanctuary floor, 

accessed via heating plenums cast in concrete, just below the floor. The hope was to crawl in far 

enough to observe conditions underneath the door and loft area where settlement has 

occurred. However, given the extent of plenums, and the various twists and turns creating 

issues of orientation, the effort was not fruitful. 

• Fci~ade digital scan: On April 29, 2015, BSC Group visited the site and conducted a digital scan of the 

front or West fa~ade from Route 290. A copy of the scan is provided with this report as Attachment 'A', 
and is also provided in the 21 July 2015 report from Structures North, as provided below. 

• Core sampling of concrete floor: On May 14, 2014, GRLA and Structures North visited the site and, with 

the aid of Consigli Construction, extracted cores from the concrete floor of the Sanctuary, near the left 

(as viewed from the Sanctuary) door. The intent was to observe limited portions of the structure and 

conditions under the slab, and determine if settlement or any other movement has occurred. Structures 

North has issued a Memorandum of outcomes and recommendations from this visit, dated 11 June 

2015, that is attached to this report as Attachment 'B'. 

• West, visual survey: On May 28, 2015, GRLA and Structures North visited the site and undertook a visual 

survey of the West Elevation (Fa~ade) from an aerial lift, commonly referred to as an "arm's length 

survey." At that time, a fiber-optic borescope was used to observe the insides of the wall. This is 

specifically done by boring a small hole, inserting the borescope into the hole, and looking through it to 

observe the construction. Structures North has issued two documents associated with this visit: 

o A Memorandum of initial findings dated 15 June 2015, that is attached to this report as 

Attachment 'C'. This Memorandum provides information relative to the "Front Elevation" and 

the Campanile ("Tower"). 

o A Fa~ade Investigation report, dated 21 July 2015. This includes outcomes from the study 

overall, as well as recommendations. This primary subject of this report is the West Elevation 

(Fa~ade), and is attached as Attachment 'D'. 
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As to whether or not leaning is occurring, going back in time, during the fall of 2013 when on site, GRLA did go to 

the attic to observe the construction. At that time, it was noted that on a steel member that penetrates and is 

supported by the backup wall, there are what are perhaps best characterized as scrapes on the steel (photo 6). 

These marks provide evidence as to movement of the backup wall; this in turn means there is movement of the 

fa~ade. This, coupled with the BSC scan, has determined that movement has occurred. The BSC scan is 

provided with the Structures North attachments to this report. 

2015 Study: Over the course ofthis most recent and prior investigations, GRLA has observed deterioration of 

the exterior side surface of the stone on the fa~ade, most heavily on the capstone (photo 7). Specifically, this is 

moisture damage, commonly referred to as scaling. Scaling is when moisture enters the stone itself, freezes, 

and "pops" small pieces oft he stone off the surface. This is also known as freeze-thaw cycling damage. 

There is also mortar deterioration within joints located between pieces of stone. Such deterioration includes 

eroded mortar back from the stone face, cracking, and crumbling leading to small holes or voids within the 

mortar. At the time ofthe October 2013 survey, there was pipe scaffolding erected in front ofthe elevation for 

safety purposes, and from this scaffolding one could see the deteriorated mortar joints, with the most severe 

conditions being at the upper areas of the elevation, toward the South (or left) end. Additionally, again in the 

fall of 2013 and working with Consigli, a capstone was removed (photo 8), and this exposed badly deteriorated 

mortar underneath (photo 9). GRLA has reason to believe this was representative of mortar conditions at other 

areas. 

Also of note, a coating is applied to the entirety of the elevation. Research of historical information determined 

that the coating was applied in the early 1980s as part of a fa~ade restoration project. GRLA did find evidence to 

suggest the coating is a silicone-based product. However, by way of commentary, crucial to the success of 

fa~ade performance is whether or not the coating is breathable. This means that from the outside, the coating 

resists rain (or bulk) water; but, from the interior side, the coating permits the escape of moisture in gaseous 

form (moisture vapor). Moisture vapor occurs naturally at the interior of any building, simply because of the 

presence of people, as well as for other reasons such as, but not limited to, humidity in summery months. The 

vapor literally moves through most building materials, from areas of high pressure (warm air) to low pressure 

(cold air). The vapor will be trapped by a non-breathable coating, and in turn will cool, hitting the dew-point 

temperature. When this occurs, it will condense back to liquid within the construction, contributing to moisture 

build-up which causes damage. If the coating is breathable, the vapor is able to escape, essentially a drying out 

process. GRLA cannot determine from the available information if the coating is breathable; but, if not, it may 

be a contributor to the moisture issues. 



G I R ILIA November 6, 2015 

Structural Evaluation, 2015: Our Lady of Mt. Carmel 

Page 10 

Also as a matter of commentary, over the course of the 2013 survey, it was speculated that the deterioration of 

the mortar joints in essence caused the joints to collapse--- in other words, mortar joints deteriorate, causing 

the stone to crush down into or onto the joint, narrowing their width. This in turn could cause the front fa~ade 

to lean forward; but, slowly, a little at a time. This is in reality still is a possible contributor to the issue offa~ade 

leaning. However, as will be discussed more below, there is clearly moisture penetration into the fa~ade, 

evidenced by interior leak damage, amongst other things. As moisture penetrates, it can cause terracotta 

· backup wall materials to expand, leading to a pushing force on the fa~ade, and this may in turn contribute to the 

leaning. If the coating is not breathable, then it would exacerbate moisture accumulation and retention, 

contributing to the expansion of the terracotta, augmenting the pushing forces. 

Photo 6: From inside the attic, movement of 

the backup was noted, as evidenced by the 

skid marks or scrapes on the steel. 
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Photo 7: Capstone surface, with freeze-thaw 

damage, commonly referred to as scaling. 

Photo 8: Capstone removal, which occurred 

in October of 2013. 
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Photo 9: Mortar within the stone joints 

has deteriorated, an observation 

corroborated by stone removal in October 

of 2013. At that time, upon removal of 

the stone, deteriorated mortar was 

found. Deterioration is due to prolonged 

weathering and contact with water, 

including, but not limited to, when it 

freezes (freeze-thaw cycling). 

The Memorandums and Report provided by Structures North do include additional observations and outcomes 

associated with the West Elevation, to which GRLA concurs. As noted, these are provided as Attachments to this 

report and for the sake of clarity and brevity, GRLA refers the reader to them for additional information. 

Choir Loft 

When GRLA examined the interior wall, after removal of a portion of the plaster and the floor structure, GRLA 

had a few specific objectives, including determining if the structure was built in accordance with Blueprints 
I 

(Drawings) that were provided by the Diocese and to gain insights into why conditions have occurred. 

By way of observation, when removing the plaster, GRLA observed both wood-framed and brick masonry 

structure that, in part, supports the loft above. Photo 9 is from the upper right hand corner of the door, under 

the loft above. Photo 10 shows the 2" x 12" loft floor framing that is spaced± 16" on-center (o.c.). By way of 

observation, the floor joists: 

• Are long in length 

• Run from the back wall of the loft 

• Are over the wall below (between the atrium and Sanctuary) 

• Cantilever out over the Sanctuary, forming the Choir Loft projection 

The construction at the two areas sampled was found to be constructed as shown in the Drawings. 

When GRLA walked the Sanctuary floor at the area under the loft settlement, GRLA did note that the concrete 

floor had also settled or sagged. To confirm the settlement of the floor, GRLA used a 6'- 0" level and noted the 
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area of settlement. At the same time, GRLA rolled a cylinder over the floor, and in so doing, identified the low 

point, or the location of the center of the settled area. 

Based on thisobserved settlement, core sampling was done through the concrete slab later on in conjunction 

with the work performed by Structures North. The observations and results from the core sampling are 

provided in a Memorandum of 11 June 2015, to which GRLA concurs. The Memorandum is provided as 

Attachment 'B', and in the interest of clarity and brevity, GRLA refers the reader to that Memorandum. 

Photo 9: Removed plaster, showing the 

underlying construction. 

Photo 10: Removed floor and plywood 

substrate, showing the Choir Loft floor 

structure. 
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The observable condition of concern is inside corner cracking, noted at the Belfry area. GRLA and Structures 

North surveyed these cracks in more detail when on site on 28 May 2015. Outcomes and results from this visit 

are provided in a Memorandum from Structures North, dated 15 June 2015. GRLA has included this 

Memorandum as Attachment 'C', of which GRLA concurs. In the interest of clarity and brevity, GRLA refers the 

reader to this Memorandum and related commentary below. 



G I RIll A 

CONCLUSIONS AND COMMENTARY 

November 6, 2015 

Structural Evaluation, 2015: Our Lady of Mt. Carmel 

Page 15 

Consistent with Structures North, the following is a summary of GRLA's conclusions: 

• West Elevation, Leaning: Observation and scanning does indicate that both the backup wall and fa(;ade 

have moved, and the fa~ade is leaning forward. It is believed that it is possible that the fa(;ade has 

moved as much as 5" in places. 

• Choir Loft: In looking at older photographs, it is apparent the loft has settled or, perhaps better said, 

sagged. It is unknown as to when this occurred. The structure is deemed adequate by Structures North; 

but, the evidence suggests the reason for the sagging is because of settlement underneath the concrete 

floor below. In turn, the settlement caused the structure above, including walls, and the Choir Loft 

supported by the walls, to sag. 

• Campanile (Cupola): The Campanile is constructed of structural steel, clad with masonry. If and when 

steel gets wet, it in turn will corrode. When steel corrodes, it begins to oxidize (rust), and this new 

byproduct (rust) is larger in volume than the original steel. The expansion creates relatively large 

stresses on anything touching the steel, which in this case is masonry. The stresses are relieved in the 

form of cracking. Therefore, the inside corner cracks at the Campanile are the result of corroded 

structural steel, and resultant expansion. 

As indicated above, regarding the West Elevation, water penetration (moisture) is contributing to the overall 

deterioration of the stone. Quite possibly, the applied coating that was intended to keep water out may be 

exacerbating the issues. However, arguably too, conditions observed are simply a matter of normal aging, as 

freeze-thaw damage is not uncommon in structures of this age; and mortar joints do need regular and periodic 

maintenance to keep them sound and resisting water. 

Yet, movement has occurred, likely in part or in total due to water penetration. If the applied coating is not 

breathable, in fact it is likely to contribute to a greater volume of water retained within the fa~ade. With 

moisture, terracotta, and to some extent brick, expands. The expansion of these materials over time is likely to 

produce a pushing force on the fa~ade, causing it to lean. 

The following Section does provide a suggested remediation program that includes some analysis as well as 

budgetary cost opinions. A copy of this report draft has also been sent to Consigli Construction for review and 

validation of GRLA's order-of-magnitude budget. 
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The Memorandums and Reports by Structures North provide recommended repairs, with which GRLA concurs. 

This section provides a summary of the recommendations with added commentary and detail. 

West Elevation (facade) 

The recommended program at this time for the West Elevation includes the following: 

• Remove and replace damaged stone units. For scoping purposes, GRLA is assuming removal and 

refurbishment of the decorative relief within the pediment. 

• Remove capstone, in all cases; provide new flashing; reinstall capstones. Some of these capstones may 

require replacement and monies are carried for this scope. Additionally, metal flashings require 

replacement, and to do so requires removal of the capstone. 

• Point all mortar joints between sections of stone on the entirety ofthe elevation. 

• Remove the existing coating and apply a new, breathable coating. 

• Install a lateral tie-back system, as illustrated in the Structures North report, Attachment 'D'. 

When the above work is underway, the scope must include careful inspection and examination ofthe inside of 

the wall assembly and, if necessary, repairs be made. Also, as part of the work, the relief within the pediment is 

suggested to be removed, to facilitate inspection, but also to keep it from harm and to undertake repair and 

restoration efforts. 

• As the above long-term program is considered, it is the recommendation of GRLA that a scaffolding be 
erected to support reinforced mesh for use in preventing small pieces or sections of stone or masonry 
from falling to the sidewalk. GRLA has not provided cost opinion information for this mesh protection. 

• Additionally, GRLA recommends that if a long-term program is not implemented in the near future, a 
program of continued monitoring be undertaken. This includes attaching instrumentation and 
conducting surveys on regular intervals to determine if movement of the elevation and/or fa9ade is 
occurring. GRLA is in the process of preparing pricing for this monitoring program. 

GRLA's budgetary cost opinion for the above suggested program is $955,762.21 The cost opinion includes the 

necessary labor, materials, tools and equipment, staging and scaffolding, permits and fees as well as a suggested 

contingency amount of fifteen percent (15%). A more detailed breakdown of the cost opinion follows. 
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Scope and Cost Opinion Summary Breakdown -West Elevation 
Scope.ltem Unit 
Remove existing stone coating SF 

Install Cintec sock anchors Each 

Horizontal stiffening truss, bottom of the truss chords Each 

(attic) 

Wire rope stiffening guys from second truss to purlin Each 

ends. 

Remove and replace pediment SF 

Refurbish the relief SF 

Crack repair and patching of stone SF 

Point masonry mortar joints SF 

Sealants and caulking LF 

Apply new coating SF 

Scaffolding and staging Month 

Dumpster and hauling Month 

Trade Sub-total 

Contingency, based on trade total 15% 

General Conditions 10% 

Overhead and Profit 10% 

Permits and fees 5% 

TOTAL COST OPINION 

November 6, 2015 
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Quantity UnitCost . Extension ·· 

11000.00 $4.00 $44,000.00 

10.00 $2,500.00 $25,000.00 

1.00 $45,000.00 $45,000.00 

5.00 $4,200.00 $21,000.00 

400.00 $325.00 $130,000.00 

350.00 $250.00 $87,500.00 

1250.00 $15.00 $18,750.00 

5400.00 $15.00 $81,000.00 

200.00 $12.00 $2,400.00 

11000.00 $12.50 $137,500.00 

4.00 $12,000.00 $48,000.00 

4.00 $3,500.00 $14,000.00 

$654,150.00 

$98,122.50 

$75,227.25 

$82,749.98 

$45,512.49 

$955,762.21 
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Another option to the above. is instead to demolish the top portion ofthe West Elevation, including the visible 
stone and the masonry backup wall and then, in its place, construct a new steel-stud framed thin masonry wall. 
In other words, once the top portion ofthe masonry and backup wall are down, the scope would include 
construction of a steel-stud backup wall with gypsum wallboard or other sheathing and necessary 
waterproofing, followed by construction of a thin-stone masonry veneer that would look like the original. 

The primary advantage of this is some costs savings over the tie-back system as noted above. In addition to this, 
another advantage is the likelihood over the long-term that conditions such as this will not occur again, or 
worsen. It is noteworthy that with the tie-back system as discussed above, the issue is not actually resolved; but, 
rather, instead the risk is managed, as a system is implemented to "hold back" the fat;ade. Conversely, to 
demolish it and reconstruct with lighter materials would provide for new construction altogether, alleviating the 
condition. 

At the same time, additional scope would still include repair and patching of remaining stone areas, such as 
pointing, patching and re-coating at the lower area of the fa!;ade. Therefore in summary the scope of this 
option includes: 

• Demolish the top half or so of the stone fa!;ade. 

• Demolish the same area of the brick masonry backup wall. 

• At the demolition areas, construct a light-gage framed stud wall. The design and engineering would 
need to account for how the new stud-wall is tied to the structure. 

• Apply gypsum sheathing, or other sheathing product to the studs. 

• Construct a new veneer using thin masonry, such as precast concrete; but, cast to replicate the older 
original stones. 

• Repair and patch the remaining areas ofthe fa!;ade, including cracks, spalling, and conducting pointing 
of remaining mortar joints. Replace all related sealants. 

The cost opinion for this, including all necessary labor, materials, staging and equipment is $841,250.45. The 
approximate savings over the above tie-back approach is $114,511.75. However, it must be reemphasized that 
GRLA's cost opinions are only an order-of-magnitude budget, and actual costs will vary, and could be higher or 
lower depending on any number of market and construction factors at the time of obtaining bids or pricing. 
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In conjunction with Structures North, the recommended program includes: 

• Cut or provide small holes in the Sanctuary floor. Through the holes, inject grout to fill any and all 

voids. At the time, wall panels and/or baseboards could be removed and reset by a mason to hide the 

appearance of settlement. 

• Make repairs to plaster cracks, up over the door. 

When this work is underway, the scope must include careful inspection and examination of the internal 

components of the construction and, if necessary, repairs made to address conditions. GRLA's budgetary cost 

opinion for the above suggested program is $10,081.42. The cost opinion includes the necessary labor, 

materials, tools and equipment, staging and scaffolding, permits and fees as well as a suggested contingency 

amount offifteen percent (15%). A more detailed breakdown ofthe cost opinion follows. 

Scope and Cost Opinion Summary Breakdown ,..choir loft/Sanctuary Floc:~r 

Scope Item Unit· Quantity ·•UnitCost Extension 

Cut or bore holes in the floor Hour 8 $75.00 $600.00 

Inject grout, to under the floor Cubic Yard 6 $225.00 $1,350.00 

Reset wall panels and baseboards Hour 8 $150.00 $1,200.00 

Patch the floor SF 25 $150.00 $3,750.00 

Trade Sub-total $6,900.00 

Contingency, based on trade total 15% $1,035.00 

General Conditions 10% $793.50 

Overhead and Profit 10% $872.85 

Permits and fees 5% $480.07 

TOTAL COST OPINION $10,081.42 
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In conjunction with Structures North, the recommended program at the Cupola (Belfry) includes: 

• Deconstruct the masonry at the Belfry. 

• Inspect the steel. Remove all rust and corrosion. 

• If required, perform structural repairs; and at minimum, rust is to be removed, the steel cleaned, and 

then painted. 

• Reconstruct the masonry. 

• GRLA is also recommending that the Campanile coating be removed; all mortar joints be pointed; and 

then, a new coating applied. 

There are a number of unknowns with this scope. Given this, in thinking about a worst-case scenario GRLA's 

budgetary cost opinion for the above suggested program is $515,175.05. The cost opinion includes the 

necessary labor, materials, tools and equipment, staging and scaffolding, permits and fees as well as a suggested 

contingency amount of fifteen percent (15%). A more detailed breakdown of the cost opinion follows. 

Scope and Cost Opinion Summary Breakdown- Cupola (Belfry) .. ·.· 

Scope Item Unit ··Quantity Unit Cost Extension 
Remove existing stone coating SF 6200.00 $5.00 $31,000.00 

Demolish masonry to expose steel SF 500.00 $75.00 $37,500.00 

Inspect steel; reinforce as necessary LF 100.00 $150.00 $15,000.00 

Reconstruct the masonry SF 500.00 $100.00 $50,000.00 

Point masonry mortar joints SF 6200.00 $18.00 $111,600.00 

Apply new coating SF 6200.00 $12.50 $77,500.00 

Dumpster and hauling with other project $0.00 

Staging and scaffolding Month 2.00 $15,000.00 $30,000.00 

Trade Sub-total $352,600.00 
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Scope and Cost Opinion summary Breakdown ,... Cupola (Belfry) 
Scope Item· Unit 
Contingency, based on trade total 15% 

General Conditions 10% 

Overhead and Profit 10% 

Permits and fees 5% 

TOTAL COST OPINION 

Total Project 
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Quantity. Unit Cost Extension 
$52,890.00 

$40,549.00 

$44,603.90 

$24,532.15 

$515,175.05 

The above costs opinions assumes a single project, addressing each of the three areas and conditions. If such 

were not the case, and projects were taken on in phases, or individually at different times, overall costs are likely 

to be higher due to a loss of economy of scale and because of normal yearly escalation costs. Given this, to 

undertake a single project, the sum of GRLA's cost opinions are: 

• West Elevation {Fa~ade): $955,763 West Elevation Reconstruction: $841,251 

• Choir Loft: $10,082 $10,082 

• Cam(;!anile {Belf!Y}: 2515,175 S515,175 

• COST OPINION TOTAL: $1,481,020 $1,366,508 

• Difference (potential saving) $114,512 

The above is simply an order of magnitude, budgetary cost opinion for the Work. Actual costs will vary and 

could be higher or lower based on any number of economic- or construction-related factors at the time of the 

project. The above does not include design and engineering fees associated with the Work that, for budgeting 

purposes, for design and construction administration for a project of this complexity, are in the range of 8%-

10% of the construction costs. 

The above is intended to provide planning information based on recommended repairs, and include additional 

recommended scope to help make necessary repairs and restorations to restore the building envelope systems 

to their intended functions. There are likely some savings opportunities that, when the team meets, can be 

discussed, including associated limitations. 
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Given the extent and complexity of the issues, GRLA recommends review of the report, and then the interested 

parties meet to discuss, review and determine the way forward. 

Respectfully, 

Gorman Richardson Lewis Architects, Inc. 

o·NJL_. 
Associate 

Neil W. Rouleau 

Director, Building Envelope Sciences 

Attachments include A, B, C and D 
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CONSULTING ENGINEERS, INC. 

Memorandum 

To: Gorman Richardson Lewis Architects 

ATTACHMENT 8 

60 Washington St, Suite 401 
Salem, Massachusetts 01970-3517 
www. structures-north. com 
T 978.745.6817 I F 978.745.6067 

Attn: George O'Neill e-mail: goneill@grlarchitects.com 

From: Stephanie Davis 

Re: Our Lady of Mount Carmel 

Date: 11 June 2015 Pages: 1 

Dear George: 

On 14 May 2015 I was on site to review the holes core drilled through the concrete floor slab 
around the entry area to determine the condition of the sanctuary wall post bases and their 
footings. 

Three holes were made in the floor slab within the entry area by the southern timber post, both 
next to it and offset to avoid the assumed concrete footing. Based upon the historic drawings, 
the floor and footing construction within the area was believed to be a 6" to 8" thick floor slab 
with a 2' -4" square footing centered below the post. Within our survey area, the holes were 
drilled to depths of 8", 1 0" and 14" without reaching the bottom of the concrete slab. Because 
the bottom of the slab was not located within the entry area, a hole was drilled on the sanctuary 
side of the post, offset from the assumed footing location. Within the sanctuary it was found that 
with the flooring, the bottom of the concrete slab is 8" from the top of the floor. A small video 
camera was used to view the underside of the slab. It was found that as the drawings indicate the 
slab is over crushed stone but there is a 2-1/4" void between the bottom of the slab and the top of 
the crushed stone at the location of the opening. It is difficult to see the surrounding area as there 
are stones blocking the view of the video camera but it appears that this void continues beyond 
the viewable range. 

The bottom of the footing could not be seen to indicate ifthere is also a void below the column 
and sanctuary wall causing the settlement of the balcony but the located void most likely has 
resulted in the notable settlement ofthe sanctuary floor. It is recommend that the void be filled 
with grout, through small openings made in the sanctuary floor, to prevent further settlement and 
potential damage to the floor slab. 

Because the base of the timber post was unable to be examined, we recommend that a mason 
remove and reset the marble baseboard at the post location, so that we can see if the base of the 
column might be crushing. Extreme care should be taken to protect the marble piece to be 
removed and the surrounding stones from damage during the work. 

Please call if you have any questions regarding the information contained in this project memo. 

Very Truly Yours, 
Structures North Consulting Engineers 
Stephanie Davis 

Page 1 of 1 
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CONSULTING ENGINEERS, INC. 

Memorandum 

To: Gorman Richardson Lewis Architects 

ATTACHMENT C 

60 Washington St, Suite 401 
Salem, Massachusetts 01970-3517 
www. st ru ctu res-north. com 
T 978.745.6817 I F 978.745.6067 

Attn: George O'Neill e-mail: goneill@grlarchitects.com 

From: Stephanie Davis 

Re: Our Lady of Mount Carmel 

CC: 

Date: 15 June 2015 Pages: 3 

Dear George: 

On Thursday 28 May 2015, we were on site to review the front elevation and tower of Our Lady 
of Mount Carmel from an aerial lift. Our summary of our initial findings are below with 
recommendations in italics. 

Front Elevation-

• Using the lift, we visually surveyed the elevation, noting damage in the cast stone 
elements, cracking in mortar joints, and out-of-planarity of the wall. Please see our field 
notes, attached. 

• We made five small holes in the wall, utilizing these to probe and borescopically view the 
internal masonry matrix of the all. These were located within the pediment, at the frieze 
and below the frieze. 

• Using the borescope to review theW' diameter holes, we found that the stone veneer is 
generally 4" -5" thick with brick and terra-cotta internal back up, which can be seen from 
the attic interior. A cavity of between W' and 1-1/2" was found between the stone veneer 
and the backup construction. Such a cavity is not uncommon in veneer construction and 
may have been original to the building or may have started as a mortar filled collar joints 
and worsened with the aging and measured movement of the wall. At all five locations 
one or more additional cavities were found further into the wall, typically of W' to 3-112" 
width and likely consisting ofunbonded collar joints and/or structural clay tile cells. 

• From the interior at the attic level, we could see exposed terra cotta for the entire extent 
of the exposed back of the gable. We also exposed the steel framing system that runs 
within the back-up wall construction. 

Page 1 of3 
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• Also from the interior, we could see signs of the outward movement of the front elevation 
in the following ways: 

The ends ofthe roofpurlins had pulled out of their pockets and blocking had been 
added between the edge rafter pair and the masonry to span the resulting gap. 

There was a crack and an irregular gap between the interior brick furring wall and the 
clay tile back-up that is part of the main front wall. 

The ceiling furring channels had pulled out of their small pockets in the brick furring, 
which supported their ends. 

There is a wide vertical crack between the west end of the north wall and the front 
wall structure that has been caused by the front wall's westward movement. 

Please see below for a depiction of the noted movements and observations from the 
interior. 

Slippage between end of purlin or beam 
- - and structural clay tile back-up wall. 

. . .~· , r 
. '. ·.~ ' . ·:~·· : 

· · Separ~tion between innerturring 'wall 
· and structural clay tile back-up wall as 

measured along top of furring wall 

• Because of the limited view of the construction using the borascope and to further clarify 
our initial findings, we recommef1d that an area of the backup masonry, approximately 
18" square, is dismantled from the attic interior for the full thickness of the backup 
masonry. This will allow us to see the voids noted in the core drill holes and determine if 
they are part of the original masonry construction or if the wythes are delaminating and 
additional remediation is required. 
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• The tower was also reviewed from the aerial lift to determine the source of the cracking 
noted on both the interior and exterior faces of the corners. The damage appears to be 
due to the rust jacking of the steel columns. The cementitious parging ofthe interior 
faces of the wall are most likely preventing any water that enters the masonry from being 
able to evaporate which is accelerating the rate of the steel column deterioration. 

• The columns should be exposed with the removal of the cast stone cladding and concrete 
encasement, then cleaned, evaluated, repaired if necessary, and painted. They should 
then be re-encased andre-clad. 

Please call if you have any questions regarding the information contained in this project memo. 

Very Truly Yours, 
Structures North Consulting Engineers 

Stephanie Davis, EIT 
John Wathne, PE 

Page 3 of 3 
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21 July 2015 

Gorman Richardson Lewis Architects 
77 Main Street 
Hopkinton MA 01748 

Attention: George O'Neill 

Reference: Our Lady of Mount Carmel- Saint Ann Parish 
Fac;ade Investigation 

Dear Mr. O'Neill: 

Attachment D 

60 Washington St, Suite 401 
Salem, Massachusetts 01970-3517 

P.O. Box 01971-8560 
T 978.745.6817 I F 978.745.6067 

www.structures-norlh.com 

We are pleased to provide this summary describing the conditions encountered and our 
recommendations regarding the front fac;ade. 

On Thursday 28 May 2015 we conducted an aerial lift survey of the front elevation while 
simultaneously examining the wall from within the attic. A follow up investigation that involved 
making several excavations into the interior of the masonry was conducted on 15 July 2015. 

Borescopic Survey-

Holes were drilled in the masonry within the pediment, at the frieze and below the frieze. 

By using the borescope to review the%" diameter holes, it was found that the stone veneer 
is 4"-5" thick with a brick and terra-cotta back up behind it, as can be seen from the attic 
interior. A cavity between%" and 1-1/2" was detected between the stone veneer and the 
backup construction. At all five locations a second possible cavity was detected,%" to 3-1/2" 
wide, and appears to be located between the outer wythes of the back construction. 

Other voids were detected in two core drill locations but it was unclear if these were the 
result of the separation of the backup masonry or part of the hollow terra cotta construction. 
It was not known at the time whether the suspected cavities were intentional spaces, 
separations or small voids between back-up bricks or within terra cotta units. 

External Survey-

We observed the conditions of the front elevation visually and by tapping on units to detect 
their solidity. The entire elevation has been covered with a fluid applied, protective coating. 

Beyond the overall westward lean, we detected some localized bulging, several badly 
deteriorated cast stone units, and mortar joints that exhibited cracks that telegraphed 



Our Lady of Mount Carmel- Saint Ann Parish, Worcester, MA 
Front Fa~ade Investigation 

21 July 2015 
Structures North 

through the applied surface coating. Our findings are summarized in the elevation drawing, 
below: 

H~nJC.~1 :11"fl 
CfdCI<ifi!J ilJ 

t·~.n.l ,-,~all~ 

r,urlil-:.n 
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Cast stone unit damage consisted of map-cracking, spalling and overall crumbling of cast 
stone units, primarily due to the poor aging characteristics of the specific units and the 
material that comprises them. 

Spa/led, map-cracked and crumbling units should ultimately be replaced with new units, 
especially along the pediment's rake where all of the units' conditions are bad. We 
recommend that stainless steel mesh be applied to prevent material from falling to the 
sidewalk until the units can be replaced. 

- The northern thrust block unit at the base of the rake is not sitting flat. This unit was 
removed for examination and then re-set, and perhaps did not lay flat during the re
setting. This unit should eventually be re-set and/or replaced. 

- The cast stone thrust block and frieze bulge outward at the south end of the rake. This 
may be due to hidden damage to the back-up construction or rusting steel. 

Page 3 of8 
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While we would not consider this an urgent concern, these units should eventually be 
removed and the internal conditions examined and addressed. The same units could be 
reinstalled, or replaced with new ones to match the rest of the replacements. 

Cracked mortar joints beneath the coating system mean that water is getting behind the 
coating and soaking the joints, causing them to freeze during cold temperatures and 
expand, deteriorating the joints and cracking the coating, and accelerating the process. 
The cracked joints should be cut and pointed. · 

The extent and nature of damage suggests that water is entering the cast stone matrix and 
being trapped, possibly in part by the coating if it is not sufficiently breathable. Consideration 
should be given to removing the present coating and replacing it with a new system for 
which the vapor compatibility can be confirmed. 

Attic Survey-

A total of four excavations were made 
into the backup construction. At the 
lowest of these part of the steel frame 
was exposed consisting of the top of a 
column and the end of a beam. These 
were found to be in generally good 
condition with little rust and no sigh of 
distress. 

All of the excavations were made deeply 
enough to reach the back of the cast 
stone, finding one wythe of terra cotta at 
the interior wall face and then multiple 
wythes of brick before reaching the cast 
stone. In all cases the masonry was 
found to be in generally sound condition 
with no sign of significant deterioration 
or loss of bond. Several voids were 
encountered, however these were 
typically gaps between individual bricks 
where the mortar had not been 
sufficiently consolidated into the joints. 
Therefore, the voids detected during the 
borescopy likely would have been these 
gaps. 
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Although materially sound, we noted considerable cracking and movement within the front 
wall, with the back surface of the wall literally peeling off of the overall building structure and 
leaning forward. These observations are shown graphically below: 

Slippage between end of purlin or beam 
· and structural ?l~y tile back-up wan. 

·.· ·,· ' ~ .. 
·~ ·. . . . . . ~ . 

. ..~ • f '•.' .. 

. · ··Separation between inner furring wall 
· · and structural clay tile back· up wall as 
·,·measured along top of furring w~ll 

·, ., ;· 

..... ··· 

5'~ v~rticat.crack·~·eiw~~h north wall 
:. ;and front:wall f~adi;~r~nt wall's 
.. we~tWard roovEim~ht/: . 

. ' .. .. . ' ,. ·(·~::~~.:<~ .. ~ 
nmll\lnt)tl slippa:te ~nd.separatlon 

MtweEm· e~d :~c~.ilin9'support 
t'!i'bll'inAL~•nrt.brick: (ur,rigg'wall. 
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Based upon dimensional offsets at the interior, it appears that the head of the pediment has 
drifted westward by 5" with respect to the roof structure, which is constructed as a wood 
sheathed diaphragm and would be considered to be non-moving. This drift is consistent the 
exterior survey which indicates a gradual outward curvature of the structure, starting at the 
street an increasing parabolically with height. 

Overall Movement and Stability-

The plot below shows graphical offsets that represent the lateral drift at each level as an 
offset line. The lower four offsets were measured based upon a hypothetical plane by the 
laser scan whereas the upper set were measured in the attic as offsets from the structural 
roof frame. One can see that there is good consistency between the attic and laser scan 
measurements when plotted as continuous lines. The only seemingly inconsistent curve is 
the one farthest to the right, which represents the west edge of the fa<;ade, which is locally 
stiffened by the tower. 

Considering the parabolic shapes of the lateral deflection curves, the mechanism that 
caused the lateral drift would need to be something that would create curvature in the wall 
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Our Lady of Mount Carmel- Saint Ann Parish, Worcester, MA 
Front Fa~ade Investigation 

21 July 2015 
Structures North 

consistently over its height. The most logical explanation is moisture growth in the clay 
back-up material combined differentially with compression or shrinkage in the cast stone 
facing. 

As do clay soils in their natural state, fired clay building materials expand as they absorb 
moisture going from the totally dry kiln to ambient service moisture conditions. Although 
most of this occurs during the first few years of a structure's life, this process will continue 
whenever there is a steady, even late occurring jump in humidity. 

Based upon historical evidence, it would be reasonable to expect a%" differential growth 
over the 65-foot (approx.) height of the fa9ade between the two materials. At mid-height this 
would be an "average" differential of%". If we were to lift one face of the 24" thick wall by 
this amount, the lateral drift at the top would come out to%" x 65' /2' = 8", which is even 
greater than the 5" actually measured. 

One potential cause of a relatively recent increase in humidity could be the addition of an 
impervious coating on the exterior combined with leaks and condensation build-up on the 
interior. As long as the leaks are arrested and the coating is removed (or demonstrated not 
to be impervious), one could be confident that moisture movements would have by that time 
run their course and be expected to increase. This is consistent with the fact that masonry 
repairs around the purlin ends show no sign of further wall movement. 

Beyond the localized damage noted on the exterior, the most global and immediate concern 
is the fact that the front wall of the church, having curved outward, has detached itself from 
the stabilizing structure behind it, and a free-standing vertical cantilever, at over the upper 
third of its height. 

Recommendations-

Based upon the above information and concerns, we have the following recommendations: 

1. Complete the immediate stabilization work noted under the "External Survey" section of 
this report. 

2. Install at lateral tie-back system to restrain the front fa9ade against outward movement. 
This is schematically illustrated at the end of this report. 

3. Determine the breathability of the exterior coating system and repair or remove and 
replace it depending upon the determined compatibility. 

4. Concurrently with #3 above, cut and repaint all deteriorated and/or cracked mortar joints, 
make all long-term repairs noted in the "External Survey" section, and eliminate all 
potential water leaks. 
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Our Lady of Mount Carmel- Saint Ann Parish, Worcester, MA 
Front Fa~ade Investigation 

Suggested Lateral Tie-back System: 

21 July 2015 
Structures North 
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Back of Pediment/ Section 

Thank you for the opportunity to provide this assessment, and please contact me if you have 
any questions or comments. 

Respectfully yours, 

(--1 ~----~ -·-

John M. Wathne, PE, President 
Structures North Consulting Engineers, Inc. 
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Capital Campaign for Repair & Restoration 
Our Lady of Mount Carmel - St. Ann Church 

24 Mulberry Street, Worcester, Massachusetts 

Construction Costs 

Other (Contingencies, Fees, Permits, Bonds, etc.) 

Grand Total 

1 Timothy 6:18 

$2,118,751.00 

$ 801,309.00 

$2,920,060.00 

Command them to do good, to be rich in good deeds, and to be generous and willing to share. 

Deterioration of stone, flashing, 
concrete, masonry on exterior 

Deteriorating 
window frames 

and lack of 
proper water 

drainage 
management 

Plaster ceiling 
damage 

Support of ridge purlins at 
West wall of Church 
needs to be repaired 

Damaged wall plaster at North 
wall due to water infiltration 

God Bless You for Your Generosity in 
Helping to Restore Our Beautiful Home of Worship 





l 
j! 

Repairs are Critical to Preserve 
our Heritage of Faith 

or generations, the beautiful church of Our Lady of 
Mount Carmel - St. Ann has been the focal point of 
our parish's spiritual life. Financed by contributions

from the Italian immigrants who settled in the neighbor
hoods along Shrewsbury Street, it was designed to resemble 
the churches where many of them had worshipped in their 
homeland. The interior is Romanesque style with a Latin 
Cross floor plan; marble for the sanctuary was imported 
from the famous quarries of Carrara, Italy. The ceiling was 
painted blue, gold and silver in imitation of the basilica of 
St. Mary in Rome. 

Monsignor Rocco Piccolomini notes the importance of the 
church to the parishioners of Our Lady of Mount Carmel -
St. Ann. "Their parents and grandparents-people who were 
not wealthy-built this church," he says. "To build this 
church they gave from their want, not their surplus. Mt. 
Carmel church is a magnificent testimony to the profound 
Catholic faith of its founders, a testimony as vibrant now as 
it was then." 

Eighty-two years later, our lovely church has been ravaged 
by time and the elements. Major repairs are urgently needed. 
The campaign to raise $3 million necessary to make these 
critical repairs is aptly entitled Preserving our Heritage 
of Faith. Just as the original parishioners met the financial 
challenge required to build the church, we are being chal
lenged to preserve it. 

Our parents, grandparents and great-grandparents came 
together to build our beautiful church. It is now our turn to 
come together to honor their profound Catholic faith and 
commitment by preserving it. 

~- .... 



"THESE ARE STRUCTURAL REPAIRS to insure the integrity 
of the building for our children and grandchildren, so the 
community can continue to worship here and conduct its 
educational, social and outreach aCtivities," says Monsignor 
Rocco. "These are not cosmetic repairs." --

Our church building is the place where we become the 
Eucharistic assembly. We need to make the repairs necessary 
to,restore it as a place to share and celebrate. 

HERE IS A LIST Of THE REQUIRED REPAIRS: 

• The roof needs-to be re-seamed; gaps need to 
be resealed. 

• Rain leaking from exposed and unprotected concrete 
has caused interior walls to deteriorate; chunks of 
plaster have fallen from the ceiling into the choir loft. 

• The wooden frames of the stained glass windows 
have worn down to bare wood. 

• Threadbare carpet covering the aisles poses a serious 

risk of tripping and falls to our elderly parishioners. 

"HOW IMPORTANT IS Tt-IIS 
HOUSE OF WORSHIP" 

rom the time he was a young boy, the grandeur 
of Our Lady of Mount Carmel - St. Ann Church 
impressed Vincent Pedone. His family has been 

parishioners for generations. 

"I grew up in this house of worship," says Representative 
Pedone, a member of the Massachusetts Legislature. It 
means a great deal to me that my children were baptized in 
this church. I want it to be there for them as they celebrate 
milestones in their lives." 

A treasured childhood memory is his catechism class tour of 
the church led by Father John Capuano, who explained the 
significance and importance of the Tabernacle to the children. 
He also fondly remembers the festivals and celebrations
especially the procession of the Madonna to the Biscee 
Club-that were so important to the life of the parish. 

"Every time I attend Mass, I'm reminded how important to _ 
us all is this house of worship," says Rep. Pedone. 

at his 1963·(~~;~~-~-~,~~~d agai~~;;"~;~(";;;~~~N~edh~~-i;;1;;;~;;~;:~·~;7;;_· 
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wedding of Mary Zona's parents Josephine and Wolter Drenzek. 

I
. The annual feast of Our lady of Mount Cannel and procession down 
· Shrewsbury Street wilh the Madonna statue hove been signilicanl
. ond memoroble-elernenls of our parish heritage for genemtions. 

"IT'S VERY DEEP IN MY HEART" 

ary Zona, a lifelong parishioner who teaches 
first grade CCD classes, speaks for the 
parishioners of Our Lady of Mount Carmel

St. Ann Church when she explains how the church is a 
spiritual home for her. "It's very deep in my heart," she 
says. Mary's sons, Rocco Antonio and Natale Tomasso, 
are active in the parish Catholic Youth Council; Rocco also 
is an altar server. 

"Whenever I come into the church, I get a feeling of such 
peace," Mary says. "I can't imagine not having this 
beautiful church as part of my life." 

The beauty of the church has impressed generations of 
parishioners. Mary treasures the photo of her parents' 
wedding there 63 years ago. "When I was a young girl, 
I looked forward to walking up that aisle as a bride," 
she says. 

i 
I· 
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Our Lady of Mt. Carmel:-St." Ann 

Our Lady ofMt. Carmel Parish was founded in 1906. First church was the former Swedish Baptist 
Chmch at Eastern Ave. and Mulberry St. The present church was constructed in 1928. 
St. Ann Parish (established in 1856) w~s merged with Mt. Carmel in 1962. St. Anne 

Church was razed in 1970. 

2002 2007 2015 

Baptism 90 84 28 

First Colili!lunion 52 34 23 

Confirmation 45 21 15 

Marriage 26 20 4 

Death. 103 115 97 

ElemReiEd 250 140 151 

High Sch Rel Ed 65 60 42 

Pew Count 1875 957 456 
·--·- -~-· ···--·-- ··-· ·•··- --··. . •. ·---··-·· ------·-··- ··----· 
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Parish Annual Financial Report 
September 1, 2014- August 31, 2015 

Parish Our Lady of Mount Carmel StAnn Parish City Worcester 

Operating Receipts 
Offertory Collections 

Religious Education Income 

Gifts/Bequests 

Diocesan and National Collections 

Other Income: Capital Campaign 
Festivals, ________ _ 

Interest Income ______ _ 

Stipends. ________ _ 

Hall Rentals _______ _ 

·Parking---------
Candles & Flowers. _____ _ 

Miscellaneous Income ____ _ 

Total Operating Receipts 

Operating Disbursements 
Salaries 

Priest 

Lay Employees 

Fringe Benefits 
Priest 

Lay Employees 

Administrative Expenses 

Church Operating Expenses 

Rectory Operating Expenses 

Parish Center Operating Expenses 

Religious Education 

Diocesan and National Collections 

Committee Expenses 

Catholic School Assessments 

Other: Professional Fees 

Festival Expenses 

$335,150 

11,784 

16,480 

10,698 

74,729 

139,155 

2,341 

28,445 

26,515 

19,895 

20,806 

6.985 

$ 28,443 

182,343 

15,087 

53.069 

22,816 

157,965 

26,574 

59,736 

10,668 

9,560 

5,095 

1,345 

4,290 

58,545 

$692,983 



.. , 
Transfer to Capital Receipts 

Operating Disbursements· 

Increase (Decrease) in Operating Cash Balance 

Capital Accounts 
Capital Receipts 

Capital Expenditures 

Net change in Capital Accounts 
Cash on hand and in bank August 31,2015: 

Parish Checking Account(s) 

Parish Savings Account(s) 

DEF Savings Account(s) 

Cashon Hand 

Investments 

Total Cash on Hand and in Bank 

74.729 

$ 74,729 

49,449 

$ 88,284 

0 

73,545 

377 

0 

Please List Outstanding Debt as of August 31, 2015: 

Due to Diocese 
Accounts Payable 

Due to Outside Vendors 

Amount Due 
$ 882565 

Amount Due 

$ 2,963 

$710,265 

$ ( 17,282) 

$ 25,280 

~ 1622206 

DEF Loans Outstanding Total as of August 31, 2015 _$ 0.00 ___ _ 
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• 
Parish Name: Our Lady of Mount Carmel Saint Ann Parish, Worcester, Ma. 

Parish Finance Committee members: 

Jeffrey Berthiaume - - Chairman 

Albert Cecchini • • Vice Chairman 

Jean Bowker 

Edward Amorello 

Joseph Rossetti 

Michelle Currie 

Monsignor Pedone 

3 

Years on Committee 

6 

3 

2 

3 

3 

6 

3 



Parish Annual Financial Report 
September 1, 2013- August 31,2014 

Parish Our Lady of Mt Cyrmel CityWorcester 

Operating Heceipts 
Offertory Collections 

Religious Education Income 

Gifts/Bequests 

Diocesan and National Collections 

Other Income: 
DEF & Other Interest 

Stipends 

Candles & Flowers 

See Attachment 

Total Operating Receipts 

Operating Disbursements 
Salaries 

Priest 

Lay Employees 

Fringe Benefits 
Priest 

Lay Employees 

Professional Fees 

Church Operating Expenses 

Rectory Operating Expenses 

Religious Education 

Diocesan and National Collections 

Workshops 

Catholic School Assessments 

Other: 
Parking Lot 

Festivals 

See Attachment 

332,5131 

69,1071 

r ---------- 21.7341 

1 - 2oa,3a3l 
r -- .. -....... --6,S491 

I 38,9171 
I 11,6761 

I 74,1321 I · --------- --- ·- -1a:1nl 
,. - . 6:9151 

I 7,5921 
I ----· ol 
,. 5441 

.. 8,1591 

_- ~- rr1ntnwr ,':;I 

ld~(p 

I 

Total Operating Disbursements 
I r"' ----~54~S,-79-..ol 

Increase (Decrease) in Operating Cash Balance 



Capital Accounts 
Capital Receipts 

Capital Expenditures 

Net change in Capital Accounts 

Cash on hand and in bank August 31, 2014: 

Parish Checking Account(s) 

Parish Savings Account(s) 

DEF Savings Account(s) 

Investments 

Outstanding Debt as of August 31, 2014: 

Please List: 

Due to Diocese 
Clergy Benefit Plan 

Roman Catholic Bishop of Worcester 

Due to Outside Vendors 
Avayalnc 

Caola Equipment Co 

Concord Electric Supply 

Elwood-Adams Hdwe 

Everbank Commercial Finance 

Favulli Electric 

Home Depot 

Industrial Cleaning Products 

Leo's Vac Center 

See Attachment 

DEF Loans Outstanding Total as of August 31,2014 

· ·· · H~2.4s6j 

-378,7901 

·26,4s6j 

r·---·---- ····· 

I . - oj 

Amount Dll¢ I ···-- · . 10,1~11 

1 - ·-· 94,o8oj 

I l 
Amount Due r .... .· 6sl 

""781 

r ··-· 
......... ·-· sail 

r .. .... 9,0921 

""337j 
·····sol 

. 1,8471 116,5751 

oj 

Reviewed: Finance Committee Chairpernon (signatnr't~ ~Date//- ? /-/ ';/--
(/_ ~ I 
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