
55 Green Mountain Drive 
South Burlington, VT  05403 
Tel:  802-864-0223 
Fax: 802-864-0165 

 

October 9, 2015 
 
 
Ms. Martha Keenan 
City of Burlington 
Department of Public Works  
645 Pine Street, Suite A 
P.O. Box 849 
Burlington, VT 05402 

Dear Ms. Keenan: 

Reference: Burlington Memorial Auditorium; Masonry Wall Deterioration 

 
The following is a summary of my observations and opinions regarding the deterioration of the 
exterior masonry walls at the Burlington Memorial Auditorium.  This summary is intended to 
supplement a more comprehensive Facilities Assessment Report on the Auditorium that was 
prepared by Stantec in April 2009 (see Attachment 2). 

Masonry Walls – Description and Existing Conditions 

The exterior walls of the building are multi wythe brick masonry, with ornate cast stone (concrete) 
belt and cap courses, sills and trim (see Photo 1).  A 12” wide brick parapet wall extends above 
the roof level.  There are 6 brick pilasters in the north and south walls of the building.  12” deep 
steel columns are embedded in these pilasters to support the steel roof trusses.  There are also 6” 
deep horizontal steel beams embedded in the brick walls, just above the upper window level.  The 
steel members that are embedded in the wall are corroding in some areas, due to moisture in the 
wall.  Since there is no insulation or air barrier in the wall, moisture migration is likely occurring from 
the interior and exterior depending on seasonal and diurnal temperature and humidity 
differentials. In areas of the wall where the masonry is in tight contact with the steel, the steel 
corrosion is exerting pressure on the masonry, resulting in cracks in the brick walls (see Photos 2, 3 
&4).  The worst locations are the upper portions of the pilasters and the area of the horizontal steel 
beams that are located above the upper windows.  The steel lintels for the upper windows are 
also corroding badly and exerting pressure on the window units (see Photo 5).  Additionally, the 
cast stone elements have deteriorated significantly in some locations (see Photo 6).   These 
problems mainly exist in the north and south walls of the building.  The north wall is in worse 
condition than the south wall, likely due to warming and drying effect of the sun on the south side.  
The corrosion of the vertical steel columns is also worse on the outside flange of the columns, 
probably due to the generally colder temperatures on the outside face.   The east and west ends 
of the building do not have embedded steel members in the wall, so they do not exhibit similar 
problems.  

In April of 2008, repairs to the west end of the north wall were made to correct the problems noted 
above (see Photos 9-12).   This work included removal of the brick around the top portion of the 
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steel columns, removal of the brick on the outside face of the steel column down to about 20’ 
from the top of the column, and removal of the brick wall above the top of the upper windows.  
The 6” deep horizontal steel beams between the tops of the columns were in very poor condition 
and were replaced with new steel beams.   The outside flanges of the columns were cleaned and 
painted with a protective coating and new steel lintels were installed over the windows.  Pre-cast 
stone elements were also replaced, as needed. 

Additional Repairs 

Based on my observations of the current condition of the north and south walls, it is my opinion 
that additional repairs need to be made to complete the work that was started in 2008.  This 
basically involves removal and reconstruction of the walls from the top of the upper windows to 
the top of the parapets. The brick around the outside flange of the columns also needs to be 
removed below this level to a point where corrosion of the steel ends.  All the embedded steel 
members should be inspected by an engineer when the masonry is fully removed for repairs and a 
determination made on what should be done with each member (clean and paint, repair, or 
replace). From a structural standpoint, the condition of the embedded steel columns is the main 
concern, since those are the primary load bearing members for the building.  The condition of the 
outside flange of the column that was recently exposed (Photo 3) appears to be consistent with 
what was found with the other columns during the 2008 repairs.  So it is likely that the column 
flange can be cleaned and painted with a protective coating.  At some point, the section loss in 
the columns due to corrosion will become a significant structural concern and they will either 
need to be reinforced or replaced.  Therefore, the repair work should be performed as soon as 
possible to avoid the need for additional work. 

Estimated Repair Costs 
 
Costs for the additional wall repairs includes the cost to remove and reconstruct the masonry 
(brick and stone elements), repair and or replace steel members, replace steel lintels, apply a 
protective coating to the steel members, roofing repairs, inspection, and  
engineering/architectural services.  Since the full extent of the work is difficult to know until the 
masonry is removed and embedded steel exposed, a significant contingency fund should also be 
included.  Based on the cost to perform the limited repairs in 2008, we would estimate the project 
costs to be as follow: 
 

• Wall construction costs -  $700,000 
• Construction Inspection - $30,000  
• Engineering/Architectural Services - $70,000  
• Contingency (20%)- $140,000 

Total $940,000 
 

  

 



October 9, 2015 
Page 3 of 3  

Reference: Burlington Memorial Auditorium; Masonry Wall Deterioration 

The estimated time to perform the work is approximately 8 months, but this would be dependent 
on the size of the crew performing the work. 
 
If you should have any questions, please do not hesitate to contact me.    

Sincerely, 

STANTEC CONSULTING SERVICES INC. 
 

 
Michael J. Chenette, PE      
Associate       
Tel: (802) 864-0223 
mike.chenette@stantec.com 
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ATTACHMENT 1 
 

Photos 
 



Burlington Memorial Auditorium Photos 

 
Photo 1:  North Wall 
 

  
Photo 2:  Pilaster Vertical Crack 
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Photo 3:  Steel Column Corrosion 
 

 
Photo 4:  Horizontal Masonry Crack 
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Photo 5:  Steel Lintel Corrosion 
 

 
Photo 6:  Concrete Cap Deterioration 
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Photo 7:  Steel Roof Trusses 
 

 
Photo 8:  Roof Membrane 
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Photo 9:  2008 Repairs 
 

 
Photo 10:  2008 Repairs 
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Photo 11:  2008 Repairs 
 

 
Photo 12:  2008 Repairs 
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ATTACHMENT 2 
 

2009 Facilities Assessment Report 
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